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I METHODOLOGY FRAMEWORK 



EXHIBIT I-1

REDEVELOPMENT STRATEGY
IRWINDALE

FEBRUARY 2011

Competitive 
Environment

Regional 
Context

Strategy for Irwindale 
Redevelopment and 

Differentiation

Give People a Reason to Come
- Shopping

- Employment
- Recreation

- Sense of place

Develop Diversity of Uses
- Retail

- Industrial/Flex
- Office

- Residential?

Focus on Existing Assets
- Central Location along Major 

Transportation Corridors
- Proximity to Employment

- Available Land
- Access/Visibility

Irwindale
- Primarily Industrial Character

- Limited Resident 
Household Base

- Public Safety Concern
- Little Current Economic Value

Greater San Gabriel 
Valley/West SB County

- Regional Economic Centers 
(Pasadena, Ontario)

- Employment Generation
- Quality of Life

East San Gabriel Valley
- Azusa/Glendora

- Covina/West Covina/ 
Industry/El Monte

- Arcadia/Monrovia

10121.00 Method.xls: Redev Strategy The Concord Group



EXHIBIT I-2

LAND USE OVERVIEW
IRWINDALE

FEBRUARY 2011

Uses Under Consideration for Redevelopment

For-Sale Residential For-Rent Residential Retail Office Flex/Industrial

Drivers Of Demand (Socio-Economic/Demographic)

Regional and Local Economy Regional and Local Economy Population Growth Regional and Local Economy Regional and Local Economy
Household Growth Household Growth Job/Income Growth Job Growth Job Growth

Job Growth Job Growth Consumer Confidence Competitive Product Competitive Product
New Retail Formats Transportation

Potential Catalysts - Local/Regional

Transit Options Transit Options Mixed-Use Environment Mixed-Use Environment Local Inventory Concentrations
Affordable Product Affordable Product Employment Clusters Supporting/Professional Office Mix of Product/Pricing Choice

Mixed-Use Environment Mixed-Use Environment Opportunities in Key Categories Mix of Product/Pricing Choice Employment Clusters
Redevelopment Sites Strong Drive-By Visibility Employment Clusters Transit Access

Challenges in Economic Downturn

Job Growth Job Growth Lack of Initial Critical Mass Enticing Companies to Irwindale Urban vs. Suburban Locations
Political/Regulatory Issues "Apartment Stigma" Timing/Phasing of Other Uses Project Financing Gap Project Financing Gap

Project Financing Gap Project Financing Gap Project Financing Gap Daytime Retail Options Accessibility
Public Safety Public Safety Attracting Key Tenants Timing/Phasing of Other Uses Timing/Phasing of Other Uses

Lack of Established Concentration Lack of "24/7" Community Lack of "24/7" Community Land Availability
Family-Oriented Environment

Limited Opportunity/Potential Opportunity in Mid-Term to Opportunities along Transportation Not the Focus; Some Ancillary Strong Opportunity; Dependent
Buyers Likely to Live Elsewhere Create "Captive" Retail Audience and Daytime Appeal Uses Available on Larger Land Parcel Availability

10121.00 Method.xls: Land Use Overview The Concord Group
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EXHIBIT II-1

MARKET AREA DELINEATION
LOS ANGELES COUNTY

FEBRUARY 2011

Map:   Bing Maps

Downtown 
Los Angeles

Tri-Cities (Pasadena, 
Glendale, Burbank)

Ontario 
Employment Core

Irwindale

The Market Area (outlined in blue), the area from 
which the majority of demand will emanate for new 
development in Irwindale, is defined as the Central 

and East San Gabriel Valley.

1

Irwindale is an approximate 20 minute drive to Pasadena, 
25 minutes to Ontario employment and 30 minutes to 

Downtown Los Angeles.

3
Central and East San Gabriel Valley includes the 

following cities: Alhambra, Arcadia, Azusa, 
Baldwin Park, Bradbury, Covina, Duarte, El 

Monte, Glendora, Industry, Irwindale, La Puente, 
Monrovia, Monterey Park, Rosemead, San Dimas, 
San Gabriel, San Marino, Sierra Madre, South El 
Monte, Temple City, Walnut and West Covina.

2

10121.00 Maps.xls: Reg The Concord Group



EXHIBIT II-2

EMPLOYMENT, LABOR FORCE AND POPULATION
IRWINDALE, MARKET AREA AND LOS ANGELES COUNTY

1980 THROUGH 2030

Historical
Annual Averages Projection (SCAG - 2008)

In 000s 1980 1990 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010e '80-'09 '90-'09 '00-'09 2015 2020 2025 2030 2035

Jobs

Irwindale --- --- --- 52.8 54.8 56.8 59.7 59.3 58.8 61.5 64.1 62.7 61.7 62.3 62.8 63.2 63.8 64.2
Annual Growth 2.0 2.0 3.0 -0.4 -0.5 2.7 2.6 -1.4 -1.0 --- --- --- 0.08 0.10 0.10 0.10

MA (Market Area) 462.3 468.6 475.9 483.8 491.3
Annual Growth 1.25 1.47 1.57 1.50
Share of LA Coun. Growth 10% 10% 10% 10%

Los Angeles County 3,610 4,136 4,072 4,074 4,027 3,983 3,997 4,024 4,093 4,122 4,071 3,829 3,766 3,868 3,933 4,010 4,092 4,170
Annual Growth 52.5 -6.4 1.5 -46.8 -43.9 13.6 27.7 68.3 29.6 -51.4 -241.3 -63.5 7.6 -16.1 -27.0 13.05 15.34 16.38 15.68

-0.02
Employed Labor

Irwindale 6 7 6 6 6 7 7 7 7 6 6
Annual Growth 0.6 1.0 -1.0 0.0 0.0 1.0 0.0 0.0 0.0 -1.0 0.0 0.0
Share of MA 1% 2% 1% 1% 1% 2% 1% 1% 1% 1% 1% 0%

MA (Market Area) 453 460 456 453 456 463 468 474 467 444 438
Annual Growth 45.3 6.3 -3.8 -2.4 2.9 6.7 5.3 5.3 -6.6 -23.1 -5.9 -1.0
Share of LA Coun. Growth 10% 10% 10% 10% 10% 10% 10% 10% 10% 10% 10% 10%

Los Angeles County 606 4,260 4,425 4,483 4,447 4,427 4,454 4,516 4,568 4,617 4,557 4,329 4,267
Annual Growth 365.4 16.5 58.4 -36.2 -20.0 27.1 61.8 52.1 49.0 -59.8 -228.7 -61.8 128.4 3.6 -10.7

Population

Irwindale 1.1 1.4 --- --- --- --- --- --- 1.5 --- --- 1.5 2 2 2 2 2
Annual Growth 0.1 0.0 0.0 0.0 0.0 0.0 0.03 0.03 0.03 0.03
Share of MA 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%

MA (Market Area) 917 976 --- --- --- --- --- --- 993 --- --- 1,035 1,071 1,106 1,140 1,173 1,204
Annual Growth 91.7 5.9 2.5 21.2 5.9 6.0 6.90 6.85 6.61 6.27
Share of LA Coun. Growth 10% 10% 10% 10% 9% 9% 10% 10% 10% 10% 10%

Los Angeles County 7,477 8,863 9,519 --- --- --- --- --- --- 9,785 --- --- 10,164 10,505 10,848 11,181 11,504 11,813
Annual Growth 138.6 65.6 38.0 189.3 89.5 65.0 64.4 68.60 66.78 64.60 61.80

Source:  California Employment Development Department; SCAG; Claritas

SCAG projects Los Angeles County will 
add approximately 15,000 jobs per year 

from 2015 through 2035, with the Market 
Area accounting for 10% of the growth.

In terms of population growth, SCAG 
projects the Market Area will over 2,600 
people per year through 2035, while Los 

Angeles County will grow by 
approximately 65,000 annually.

10121.00 Macro.xls: III-2 The Concord Group



EXHIBIT II-3

INDUSTRY EMPLOYMENT
IRWINDALE AND LOS ANGELES COUNTY

1990 THROUGH 2010

▪ Whiles still accounting for nearly 15% of total County employment as of 2009, Professional & Business Services lost 77,000 jobs from 2007 through 2009 (13%) and continued 
   its decline into 2010 as the economic downturn hit this sector particularly hard.
▪ Irwindale largest sector - Trade, Transportation & Utilities - also experienced strong growth since 2001, adding 600 jobs per year.  Education & Health Services also grew
  significantly over that time, while Manufacturing experienced the biggest decline

Annual
1990 2000 2009 Avg. Growth

Jobs in 000s # % # % 2001 2002 2003 2004 2005 2006 2007 2008 # % 2010e '90-'09 '00-'09

Irwindale
Mining 1.3 1.4 1.3 1.1 1.0 0.9 0.8 0.5 0.5 1% --- -0.1
Construction 3.5 3.2 3.3 3.5 3.8 4.0 4.0 3.5 2.9 5% --- -0.1
Manufacturing 13.0 12.2 12.1 12.5 11.4 11.1 10.4 10.6 10.1 16% --- -0.4
Trade, Trans. & Utils. 12.7 12.9 14.6 15.1 15.2 15.9 17.2 18.5 17.7 28% --- 0.6
Information 0.7 1.3 1.2 1.5 1.5 1.6 1.2 1.1 0.7 1% --- 0.0
Financial Activities 0.9 0.9 1.2 1.2 1.1 1.2 1.2 1.2 1.0 2% --- 0.0
Prof. Bus. Services 4.9 5.9 5.7 7.2 7.4 6.4 5.8 5.5 6.2 10% --- 0.2
Ed. & Health 6.6 7.0 7.5 7.5 7.7 7.9 10.9 11.8 12.4 20% --- 0.7
Leisure & Hosp. 3.0 3.2 3.5 3.6 3.7 3.9 3.3 3.3 3.2 5% --- 0.0
Other Services 1.2 1.2 1.0 0.9 1.0 1.0 1.7 2.9 3.0 5% --- 0.2
Government 5 6 5 6 6 5 5 5 5 8% --- 0.0
Subtotal: 53 55 57 60 59 59 61 64 63 100% 1.2

Los Angeles County
Mining 8 0% 3 0% 4 4 4 4 4 4 4 4 4 0% 4 -0.2 0.1
Construction 145 4% 132 3% 137 135 135 140 149 158 158 145 117 3% 102 -1.5 -1.7
Manufacturing 813.4 0.2 615.0 0.2 580.1 536.9 502.0 485.7 473.8 463.9 449.2 434.5 389.2 10% 370.2 -22.3 -25.1
Trade, Trans. & Utils. 794 19% 783 19% 788 781 773 779 793 812 819 803 743 19% 726 -2.7 -4.5
Information 186 5% 244 6% 226 207 202 212 208 206 210 210 194 5% 214 0.4 -5.6
Financial Activities 280 7% 225 6% 229 233 240 242 244 249 246 236 220 6% 216 -3.1 -0.5
Prof. Bus. Services 542 13% 588 14% 588 575 560 562 576 599 605 583 528 14% 515 -0.7 -6.6
Ed. & Health 385 9% 417 10% 432 450 460 467 471 479 491 503 514 13% 520 6.8 10.8
Leisure & Hosp. 307 7% 345 8% 349 354 363 373 378 389 398 402 384 10% 384 4.1 4.4
Other Services 137 3% 140 3% 143 146 146 145 144 145 147 146 138 4% 134 0.1 -0.2
Government 540 13% 581 14% 598 606 599 587 584 589 596 604 600 16% 581 3.1 2.0
Subtotal: 4,136 100% 4,072 100% 4,074 4,027 3,983 3,997 4,024 4,093 4,122 4,071 3,830 100% 3,766 -16.1 -27.0

Source:  California Employment Development Department

10121.00 Macro.xls: III-3 The Concord Group



EXHIBIT II-4

INCOME
IRWINDALE, MARKET AREA AND LOS ANGELES COUNTY

1990 THROUGH 2010

▪ Irwindale is slightly more affluent on a median household basis, but significantly less so using a per capita measure, largely due to its relatively large household size and high percentage of homes
  with multiple wage earners.
▪ After experiencing strong income growth on both a household and per capita basis from 1990 through 2007, incomes all three areas were either flat or slightly negative from 2007 through 2010.

Annual
Historical Growth

In 000s 1990 2000 2007 2010e '90-'07 '00-'07 '07-'10 Annual Income Growth

Household (median)

Irwindale $33,000 $45,000 $63,125 $63,338 3.9% 5.0% 0.1%
vs. MA -14% -4% 3% 3%
vs. LA Coun. -6% 4% 15% 13%

MA $38,361 $46,645 $61,388 $61,465 2.8% 4.0% 0.0%
vs. LA Coun. 10% 8% 12% 10%

Los Angeles County $34,965 $43,097 $54,828 $55,811 2.7% 3.5% 0.6%

Per Capita (median)

Irwindale $9,627 $13,144 $15,320 $15,634 2.8% 2.2% 0.7%
vs. MA -33% -28% -37% -34%
vs. LA Coun. -40% -35% -43% -40%

MA $14,407 $18,367 $24,127 $23,576 3.1% 4.0% -0.8%
vs. LA Coun. -10% -10% -11% -9%

Los Angeles County $15,964 $20,365 $26,983 $25,997 3.1% 4.1% -1.2%

Source:  US Census; Claritas
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EXHIBIT II-5

AGE AND HOUSEHOLD SIZE
IRWINDALE, MARKET AREA AND LOS ANGELES COUNTY

1990 THROUGH 2010

▪ Irwindale is significantly younger than the Market Area and County, and also has a much larger average household size, indicative of the large percentage of young and growing families 
   that live in the city.

Annual
Historical Growth

In 000s 1990 2000 2007 2010e '90-'07 '00-'07 '07-'10 Age and Household Size

Age (median)

Irwindale 28.1 28.5 30.1 31.0 0.1% 0.8% 1.0%
vs. MA -13% -16% -13%
vs. LA Coun. -11% -11% -12%

MA 30.6 32.9 35.9 35.8 0.4% 1.3% -0.1%
vs. LA Coun. 3% 6% 2%

Los Angeles County 29.8 32.0 33.8 35.1 0.4% 0.8% 1.3%

Household Size (average)

Irwindale 3.95 3.96 3.95 4.08 0.0% 0.0% 1.1%
vs. MA 22% 18% 17% 20%
vs. LA Coun. 33% 30% 28% 32%

MA 3.24 3.35 3.38 3.39 0.2% 0.1% 0.1%
vs. LA Coun. 9% 10% 10% 10%

Los Angeles County 2.96 3.04 3.08 3.08 0.2% 0.2% 0.0%

Source:  US Census
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EXHIBIT II-6

QUALITY OF LIFE INDICATORS
IRWINDALE, MARKET AREA AND LOS ANGELES COUNTY

1990 THROUGH 2009

LA
Geography: Irwindale MA County Comments

Work Commute (median, minutes)

1990 17.8 27.1 26.5 The majority of residents living in Irwindale commute to a job
2000 20.3 29.5 29.4 that is significantly closer than those living in other areas of
2007 23.8 31.1 29.0 Los Angeles County.

vs. Irwindale (%) 31% 22%

Crime (Offenses per 1K Persons)

2009 - Violent Crimes 15.3 3.5 --- Largely due to its limited resident base, crime per capita in
vs. Irwindale (%) -77% Irwindale is much higher than the Market Area.

2009 - Property Crimes 151.6 24.4 --- When compared to the City of Industry which as a similar
vs. Irwindale (%) -84% population, both violent and property crime per capita in

Irwindale are significantly lower.
Educational Attainment

% High School Graduate (or equivalent)

1990 49% 70% 69% Smaller educated population (with High School or Graduate
2000 60% 70% 70% degrees) in Irwindale versus other areas.
2007 62% 76% 77%
vs. Irwindale (%) 22% 24%

% College Graduates

1990 5% 20% 19%
2000 7% 22% 25%
2007 8% 26% 28%
vs. Irwindale (%) 245% 279%

Sources:
US Census
California Department of Education
US Justice Department

10121.00 Macro.xls: III-6 The Concord Group
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III-1 OWNERSHIP HOUSING 



EXHIBIT III-1i

PERMITS AND SALES - FOR-SALE RESIDENTIAL
IRWINDALE, MARKET AREA AND LOS ANGELES COUNTY

1980 THROUGH 3Q10

Historical Annual
1980- 1990- Average

For-Sale Resi 1989 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 L4Q '80-09 '90-09 '00-09

Permits*

Irwindale 55 1 0 0 0 0 0 0 0 0 0 1 0 2 0 0
Capture of MA 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%

MA 22,254 8,629 918 1,080 1,173 1,170 1,231 1,298 1,090 853 414 490 298 1,400 966 1,080
Capture of LA Coun. 14% 12% 10% 12% 13% 10% 9% 9% 10% 10% 11% 18% 11% 12% 11% 11%

Los Angeles County 164,138 70,873 9,160 8,830 8,760 11,255 13,673 13,871 11,075 8,215 3,939 2,764 2,678 11,260 8,548 10,171

New Home Sales

Irwindale na na na na na na na na na na na na na 0 0 0
Capture of MA na na na na na na na na na na na na na na na na

MA na 4,272 406 527 606 537 266 407 378 394 379 318 365 293 447 469
Capture of LA Coun. na 8% 8% 7% 8% 7% 3% 3% 3% 4% 6% 6% 7% 6% 6% 5%

Los Angeles County na 56,429 5,411 7,912 7,332 7,968 9,469 11,678 11,730 10,651 6,325 5,684 5,589 4,848 7,399 9,351

Source:  US Department of Housing and Urban Development; DataQuick
Note:     * Permits for single family units and multi-family permits in structures fewer than five units

0
2,000
4,000
6,000
8,000

10,000
12,000
14,000
16,000
18,000

1980-1989 1990-1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 L4Q

Pe
rm

its
* 

(A
nn

ua
l A

ve
ra

ge
)

Market Area Rem. LA Coun.

After reaching a peak of 13,871 permit 
issuances in 2005, only 2,764 permits were 
issued in LA County in 2009, a decrease of 

80%.  The Market Area has historically 
accounted for approximately 11% of County 
issuances, while Irwindale has had almost no 

new residential construction since the late 80s.
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EXHIBIT III-1ii

STABILIZED DEMAND - FOR-SALE RESIDENTIAL
IRWINDALE, MARKET AREA AND LOS ANGELES COUNTY

2010 THROUGH 2030

A. Historical Metrics B. Projections

Irwindale Market Area Los Angeles County Irwindale Market Area Los Angeles County
For-Sale Resi 1990 2000 2007 1990 2000 2007 1990 2000 2007 For-Sale Resi 2010e 2020 2030 2010e 2020 2030 2010e 2020 2030

I. Demand Drivers I. Demand Drivers

Population (000s) 1.1 1.4 1.5 917 976 993 8,863 9,519 9,785 Population (000s) 1.5 1.7 2.0 1,035 1,106 1,173 10,164 10,848 11,504
Household Size 3.95 3.96 3.95 3.24 3.35 3.38 2.96 3.04 3.08 Annual Growth 0.02 0.03 7.02 6.73 68.37 65.69

Households (000s) 0.3 0.4 0.4 283 291 294 2,990 3,134 3,178
Annual Growth 0.0 0.0 0.8 0.4 14.4 6.4 Households (000s) 0.4 0.4 0.5 302 325 343 3,298 3,564 3,798

Capture of MA 1% 0% Annual Growth 0.00 0.01 2.32 1.78 26.64 23.35
Capture of LA County 0% 0% 5% 7%

Jobs (000s) 62 63 64 453 469 484 3,766 3,933 4,092
Jobs (000s) 61 4,136 4,072 4,122 Annual Growth 0.11 0.10 1.60 1.52 16.74 15.86

Annual Growth -6.4 7.1
II. Demand Scenarios (000s)

Employed Labor (000s) 6 7 453 474 4,260 4,425 4,617
Annual Growth 0.6 0.1 45.3 2.9 16.5 27.5 i. Baseline Scenario

Capture of MA 1% 5% FS Resi Demand 0.00 0.00 1.34 1.02 12.78 11.21
Capture of LA County 4% 1% 274% 11% Forecasted households multiplied by year 2000 ownership rate

II. Supply Side Metrics ii. Fair Share Capture
FS Resi Demand 0.00 0.00 1.40 1.23 12.78 11.21

Housing Units (000s) 0.3 0.4 0.4 294 299 305 3,163 3,271 3,370 Forecasted households multiplied by year 2000 ownership rate (for LA County),
% Owner 58% 69% 66% 57% 57% 58% 48% 48% 49% multiplied by existing capture of LA County owner households

Owner Units 0.2 0.3 0.3 168 172 178 1,518 1,570 1,638
Annual Growth 0.0 0.0 0.4 0.9 5.2 9.7

Capture of MA 3% 0%
Capture of LA County 0% 0% 9% 9%

Permits* (preceding 10 yrs) 6 0 0 2,225 863 1,102 16,414 7,087 10,605
Capture of MA 0% 0%
Capture of LA County 0% 0% 12% 10%

III. Key Ratios

Jobs to Permit -0.9 0.7
Jobs to Owner Units -1.2 0.7
Employees to Owner Units 49.2 -39.7 102.5 3.3 3.2 2.8

Sources:
Demographic and employment projections - SCAG
Historical data - SCAG, US Census, HUD

Note:  *Permits for structures of under five units

Based on SCAG forecasted household growth and the 
historical percentage of homeowners versus renters, 

approximately 1,340 new ownership households will be 
demanded per year through 2020 in the Market Area, although 
Irwindale's current projected capture is insignificant due to the 

very limited projected household growth.

10121.00 Macro.xls: IV-1ii The Concord Group



EXHIBIT III-1iii

MARKET CAPTURE - FOR-SALE RESIDENTIAL
IRWINDALE

2010 THROUGH 2030

Market Demand
Annual Demand
(Exhibit IV-1ii) 2007
2010 - 2020 - Owner For-Sale Residential

Values in 000s 2020 2030 Units Irwindale Potential Demand and Capture

Irwindale 0.00 0.00 0.26 2010-2020
MA Capture 0% 0% 0% • Overall Irwindale demand for new for-sale homes is insignificant

• Lack of new home demand due to very limited household growth projections
MA 1.34 1.02 178.18 • Annual demand for 1,300-1,400 new ownership homes per year in Market Area,

LA Coun. Capture 10% 9% 11% and potential for a small Irwindale capture from 2015+

2020-2030
Los Angeles County 12.78 11.21 1,637.87 • Baseline - no new homes demanded (0% capture of Market Area demand pool)

• Upside Scenario
- Potential to capture a small share of Market Area demand if successful 

redevelopment occurs in the City
- Upside of one small subdivision per year - approximately 40-50 units 

(5% capture of annual Market Area demand)

Source:  The Concord Group
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Insignificant new ownership housing demand 
in near term due to lack of projected 

household growth.
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III-2 RENTAL HOUSING 



EXHIBIT III-2i

PERMITS AND DELIVERIES - APARTMENTS
IRWINDALE, MARKET AREA AND LOS ANGELES COUNTY

1980 THROUGH 3Q10

Historical Annual
1980- 1990- Average

Apartment 1989 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 L4Q '80-09 '90-09 '00-09

Permits*

Irwindale 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Capture of MA 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% na 0% 0% 0% 0%

MA 14,198 2,486 199 329 390 538 291 493 222 338 508 215 126 697 316 391
Capture of LA Coun 6% 5% 3% 3% 5% 6% 2% 5% 2% 3% 6% 9% 3% 5% 4% 4%

Los Angeles County 245,421 47,926 7,808 9,464 7,694 9,648 12,856 9,627 14,127 11,029 7,871 2,374 3,777 13,305 7,391 10,278

Deliveries (institutional grade apartments)

Irwindale** --- --- 0 0 0 0 0 -104 0 0 0 0 --- --- --- -12

MA --- --- 0 0 0 0 0 -104 0 0 0 0 --- --- --- -12
Capture of LA Coun. 0% 0% 0% 0% 0% 86% 0% 0% 0% 0% 0%

Los Angeles County --- --- 1,737 3,844 2,853 3,685 3,863 -121 1,817 3,723 5,608 1,799 --- --- --- 3,201

Source:  US Department of Housing and Urban Development; Reis
Notes:     * Multi-family permits in structures of five or more units.

** Represents the Irwindale apartment submarket, which includes the cities of Irwindale, Azusa, Baldwin Park, Covina and Glendora
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The Market Area has issued an average of 391 permits for 5+ unit 
structures since 2000, accounting for 4$ of LA County's total.  
Irwindale has not issued a single 5+ unit permit since 1980.
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EXHIBIT III-2ii

STABILIZED DEMAND - APARTMENTS
IRWINDALE, MARKET AREA AND LOS ANGELES COUNTY

2010 THROUGH 2030

A. Historical Metrics B. Projections

Irwindale Market Area Los Angeles County Irwindale Market Area Los Angeles County
Apartment 1990 2000 2007 1990 2000 2007 1990 2000 2007 Apartment 2010e 2020 2030 2010e 2020 2030 2010e 2020 2030

I. Demand Drivers I. Demand Drivers

Population (000s) 1.1 1.4 1.5 917 976 993 8,863 9,519 9,785 Population (000s) 1.5 1.7 2.0 1,035 1,106 1,173 10,164 10,848 11,504
Household Size 3.95 3.96 3.95 3.24 3.35 3.38 2.96 3.04 3.08 Annual Growth 0.02 0.03 7.02 6.73 68.37 65.69

Households (000s) 0.3 0.4 0.4 283 291 294 2,990 3,134 3,178
Annual Growth 0.0 0.0 0.8 0.4 14.4 6.4 Households (000s) 0.4 0.4 0.5 302 325 343 3,298 3,564 3,798

Capture of MA 1% 0% Annual Growth 0.00 0.01 2.32 1.78 26.64 23.35
Capture of LA County 0% 0% 5% 7%

Jobs (000s) 61.7 62.8 63.8 453 469 484 3,766 3,933 4,092
Jobs (000s) 61 4,136 4,072 4,122 Annual Growth 0.11 0.10 1.60 1.52 16.74 15.86

Annual Growth -6.4 7.1
II. Demand Scenarios (000s)

Employed Labor (000s) 6 7 453 474 4,260 4,425 4,617
Annual Growth 0.6 0.1 45.3 2.9 16.5 27.5 i. Household Generation Scenario

Capture of MA 1% 5% Apartment Demand 0.00 0.00 0.99 0.76 13.85 12.14
Capture of LA County 4% 1% 274% 11% Forecasted households multiplied by year 2000 rentership rate

II. Supply Side Metrics ii. Jobs to Permit Scenario
Apartment Demand 0.15 0.14 2.31 2.19 24.09 22.83

Housing Units (000s) 0.3 0.4 0.4 294 299 305 3,163 3,271 3,370 New jobs divided by jobs to permit ratio for LA County in 2007
% Renter 42% 31% 34% 43% 43% 42% 52% 52% 51%

Renter Units 0.1 0.1 0.1 126 127 127 1,645 1,701 1,732
Annual Growth 0.0 0.0 0.1 0.0 5.6 4.5

Capture of MA 2% -1%
Capture of LA County 0% 0% 1% -1%

Permits* (preceding 10 yrs) 0 0 0 1,420 249 350 24,542 4,793 10,282
Capture of MA 0% 0%
Capture of LA County 0% 0% 5% 3%

III. Key Ratios

Jobs to Permit -1.3 0.7
Jobs to Renter Units -1.1 1.6
Employees to Renter Units 459.4 313.0 593.4 -89.0 3.0 6.1

Sources:
Demographic and employment projections - SCAG
Historical data - SCAG, US Census, HUD

Note:  *Permits for structures of five units or more

Based on SCAG forecasted household growth and the historical 
percentage of renters versus homeowners, approximately 1,000 

new renter households will be demanded per year through 2020 in 
the Market Area, although Irwindale's current projected capture is 
insignificant due to the very limited projected household growth.
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EXHIBIT III-2iii

MARKET CAPTURE - APARTMENTS
IRWINDALE

2010 THROUGH 2030

Market Demand
Annual Demand
(Exhibit IV-2ii) 2007
2010 - 2020 - Renter Apartment

Values in 000s 2020 2030 Units Irwindale Potential Demand and Capture

Irwindale 0.00 0.00 0 2010-2020
MA Capture 0% 0% 0% • Overall Irwindale demand for new rental units is insignificant

• Lack of new apartment demand due to very limited household growth projections
MA 0.99 0.76 127 • Annual demand for approximately 1,000 new renter units in Market Area,

LA Coun. Capture 7% 6% 7% and potential for a small Irwindale capture from 2015+

2020-2030
Los Angeles County 13.85 12.14 1,732 • Baseline - no new apartments demanded (0% capture of Market Area demand pool)

• Upside Scenario
- Potential to capture a share of Market Area demand - dependent on 

potential mixed-use (apartment & retail) development opportunities
- Upside of one small apartment community - approximately 50-75 units 

(7-10% capture of annual Market Area demand)

Source:  The Concord Group
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Insignificant new renter housing demand 
in near term due to lack of projected 

household growth.
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EXHIBIT III-3i

INVENTORY AND DELIVERIES - RETAIL
IRWINDALE, MARKET AREA AND LOS ANGELES COUNTY

2000 THROUGH 3Q10

Average
Retail Historical Growth
Values in 000s 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 3Q10 '00-09 '00-07

Irwindale
Inventory 53 53 57 57 103 103 103 103 103 103 103 6 6

Share of MA 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 1%
Absorption na na na na na na 2 8 -2 -1 2 2 5

MA
Inventory 37,713 38,028 38,774 39,335 40,103 40,743 41,233 42,176 42,751 42,958 43,180 583 583

Share of LA Coun. 11% 10% 10% 10% 11% 11% 11% 11% 11% 11% 11% 12%
Absorption na na na na na na 266 1,124 -228 -218 57 236 695

Los Angeles County
Inventory 357,748 366,318 371,472 376,065 379,657 383,579 387,444 392,167 397,302 400,873 401,816 4,792 4,792
Absorption na na na na na na 3,865 4,880 -576 -1,066 702 1,776 4,373

Source:  CoStar
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The Market Area accounts for approximately 11% of retail space in Los Angeles County.  Irwindale's major retail addition since 2000 
was the 25,730 sf strip center located at 15600 Arrow Highway now anchored by H&R Block, Quizno's, Wasabi and a gas station. 
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EXHIBIT III-3ii

OPPORTUNITY/GAP ANALYSIS
LOS ANGELES COUNTY, MARKET AREA AND IRWINDALE

2010

▪ The table below details retail spending by category for the Los Angeles County, the Market Area and Irwindale, as well as total retail square footage potential and retail sales per square foot
▪ General Merchandise/Department Stores capture the majority of non-automotive spending in each area, with Grocery and Home Repair not far behind
▪ On a sales per square foot basis, Irwindale significantly underperforms Los Angeles County and the Market Area largely due to a very limited household base, as well as the presence of some under-utilized retail space

Los Angeles County Market Area Irwindale
Total* Per Target Retail Potential Total* Per Target Retail Potential Total* Per Target Retail Potential

Category (Mil.) Share Capita HH Sales/sf Sq. Ft. Share (Mil.) Share Capita HH Sales/sf Sq. Ft. Share (Mil.) Share Capita HH Sales/sf Sq. Ft. Share

Conventional
Pubs & Clubs $601 1% $59 $182 $225 2,672,078 1% $56 1% $54 $186 $225 249,825 1% $0 1% $42 $170 $225 278 1%
Beauty Supplies 994 1% 98 301 275 3,614,799 1% 101 1% 98 336 275 368,393 1% 0 1% 82 335 275 448 1%
Books/Music/Hobby 2,747 3% 270 833 250 10,989,876 2% 264 3% 255 876 250 1,057,040 2% 0 3% 193 787 250 1,155 2%
Clothing/Accessories 5,828 6% 573 1,767 275 21,192,225 5% 577 7% 557 1,914 275 2,098,830 5% 1 7% 483 1,973 275 2,633 5%
Collectables 583 1% 57 177 300 1,942,200 0% 56 1% 55 187 300 188,206 0% 0 1% 42 172 300 210 0%
General Merch./Dept. Store 18,343 20% 1,805 5,562 150 122,289,849 27% 1,804 20% 1,743 5,982 150 12,028,727 27% 2 22% 1,474 6,017 150 14,723 29%
Drugstore 5,999 7% 590 1,819 175 34,277,393 8% 611 7% 590 2,026 175 3,492,234 8% 1 7% 493 2,012 175 4,219 8%
Electronics 3,162 4% 311 959 275 11,499,598 3% 303 3% 293 1,006 275 1,103,074 3% 0 3% 222 904 275 1,207 2%
Food/Drink Store 2,356 3% 232 714 250 9,424,524 2% 223 3% 216 740 250 892,873 2% 0 3% 183 745 250 1,094 2%
Grocery 15,814 18% 1,556 4,795 225 70,285,784 16% 1,553 18% 1,500 5,149 225 6,902,834 16% 2 19% 1,297 5,296 225 8,638 17%
Home Furnishings 2,765 3% 272 838 200 13,823,104 3% 266 3% 257 883 200 1,331,812 3% 0 3% 186 761 200 1,396 3%
Home Repair 13,897 15% 1,367 4,214 200 69,483,423 15% 1,373 16% 1,327 4,553 200 6,867,400 16% 1 14% 967 3,948 200 7,245 14%
Jewelry 922 1% 91 280 375 2,459,063 1% 87 1% 84 289 375 232,763 1% 0 1% 53 215 375 211 0%
Miscellaneous 2,492 3% 245 756 225 11,073,656 2% 239 3% 231 793 225 1,063,187 2% 0 2% 169 690 225 1,125 2%
Sit-Down Rest. 6,351 7% 625 1,926 225 28,224,619 6% 614 7% 593 2,035 225 2,728,044 6% 1 6% 443 1,808 225 2,950 6%
Take-Out Rest. 7,189 8% 707 2,180 200 35,944,816 8% 699 8% 675 2,318 200 3,495,625 8% 1 7% 511 2,087 200 3,829 7%

Subtotal: $90,043 100% $8,859 $27,303 $200 449,197,008 100% $8,830 100% $8,528 $29,273 $200 44,100,867 100% $10 100% $6,841 $27,922 $200 51,361 100%

Inventory (Mil. SF): 401.82 Inventory (Mil. SF): 43.18 Inventory (Mil. SF): 0.10

Retail Sales/Sq. Ft.: $224 Retail Sales/Sq. Ft.: $204 Retail Sales/Sq. Ft.: $100

Other
Motor Vehicles $20,434 $2,010 $6,196 $2,126 $2,054 $7,049 $2 $1,292 $5,273
Gas Stations 10,493 1,032 3,182 1,005 971 3,332 1 760 3,104
Internet/Vending Shopping 9,212 906 2,793 907 876 3,007 1 693 2,828

Subtotal: $40,140 $3,949 $12,172 Subtotal: $4,038 $3,900 $13,388 $4 $2,745 $11,205

Total: $130,183 $12,808 $39,475 Total: $12,868 $12,428 $42,661 $14 $9,586 $39,127

* Retail expenditures based on consumer spending power of residents living in the defined geography - does not take into account spending from those emanating from outside each area
Source:    Claritas - "Opportunity Gap - Retail Stores"; Sales per SF data from ULI's "Dollar and Cents" 2007 Handbook
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EXHIBIT III-3ii

OPPORTUNITY/GAP ANALYSIS
LOS ANGELES COUNTY, MARKET AREA AND IRWINDALE

2010

▪ The table below summarizes the net opportunity for retail sales by category for the Los Angeles County, the Market Area and Irwindale

▪ "Net opportunity for retail sales" is defined as a positive gap between household expenditures and retail sales by type within a given geography; a negative gap is referred to as "retail sales leakage"

▪ Irwindale's very small household base - and in turn low household expenditures - results in a limited opportunity within the city using this methodology; the key objective will be capturing the significant
opportunities available in the greater Market Area

▪ The categories that present the greatest opportunity in the Market Area and Irwindale include big box retailers (warehouse clubs/super stores, department stores, furniture/home furnishings stores, etc.), 
building materials stores, pharmacies/drug stores, nursery and garden centers, and specialty foodservice stores

Los Angeles County Market Area Irwindale
Net Target Net Net Target Net Net Target Net

Category Opportunity ($) Sales/SF Opportunity (sf) Opportunity ($) Sales/SF Opportunity (sf) Opportunity ($) Sales/SF Opportunity (sf)

Warehouse Clubs and Super Stores $3,200,848,534 $150 21,338,990 $79,360,165 $150 529,068 $1,120,274 $150 7,468

Department Stores $416,655,213 $150 2,777,701 $0 $150 0 $1,088,108 $150 7,254

Furniture and Home Furnishings Stores $0 $200 0 $58,939,636 $200 294,698 $0 $200 0

Pharmacies and Drug Stores $0 $175 0 $0 $175 0 $394,386 $175 2,254

Convenience Stores $92,488,365 $225 411,059 $0 $225 0 $85,181 $225 379

Hardware Stores $91,698,783 $200 458,494 $23,604,486 $200 118,022 $0 $200 0

Men's Clothing Stores $0 $275 0 $16,013,401 $275 58,231 $35,530 $275 129

Pubs & Clubs $91,487,762 $225 406,612 $33,067,728 $225 146,968 $62,523 $225 278

Sporting Goods Stores $215,097,130 $150 1,433,981 $21,023,458 $150 140,156 $0 $150 0

Nursery and Garden Centers $621,599,396 $200 3,107,997 $57,536,921 $200 287,685 $0 $200 0

Building Materials Dealers $1,610,011,534 $250 6,440,046 $212,861,174 $250 851,445 $0 $250 0

Specialty Foodservices $0 $250 0 $30,886,453 $250 123,546 $0 $250 0

TOTAL $6,339,886,717 $174 36,374,881 $533,293,422 $209 2,549,818 $2,786,002 $157 17,762
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EXHIBIT III-3iii

STABILIZED DEMAND - RETAIL
IRWINDALE, MARKET AREA AND LOS ANGELES COUNTY

2010 THROUGH 2030

A. Historical Metrics B. Projections

Irwindale Market Area Los Angeles County Irwindale Market Area Los Angeles County
Retail 1990 2000 2007 1990 2000 2007 1990 2000 2007 Retail 2010e 2020 2030 2010e 2020 2030 2010e 2020 2030

I. Demand Drivers I. Demand Drivers

Population (000s) 1.1 1.4 1.5 917 976 993 8,863 9,519 9,785 Population (000s) 1.5 1.7 2.0 1,035 1,106 1,173 10,164 10,848 11,504
Annual Growth 0.0 0.0 5.9 2.5 65.6 38.0 Annual Growth 0.02 0.03 7.02 6.73 68.37 65.69
Household Size 3.95 3.96 3.95 3.24 3.35 3.38 2.96 3.04 3.08

Households (000s) 0 0 0 283 291 294 2,990 3,134 3,178 Households (000s) 0.4 0.4 0.5 302 325 343 3,298 3,564 3,798
Annual Growth 0.0 0.0 0.8 0.4 14.4 6.4 Annual Growth 0.00 0.01 2.32 1.78 26.64 23.35

Capture of MA 1% 0%
Capture of LA County 0% 0% 5% 7%

523
II. Demand Scenarios (000s)

II. Supply Side Metrics i. Retail to Population
Retail Demand 1.5 2.2 298 286 2,740 2,632

Inventory (MMs) 0.1 0.1 38 42 358 392 New population multiplied by year 2007 retail to population ratio
% Occupied 100% 99% 95% 98% 96% 97%

Occupied Inventory 0.1 0.1 36 41 345 382
Annual Growth 0.0 0.0 3.6 0.8 34.5 5.4

Capture of MA 0% 1%
Capture of LA County 0% 0% 10% 14%

III. Key Ratios

Retail / Population 37 70 39 42 38 40
Retail / Population Growth 134 1,566 609 309 525 142
Retail / Households 145 272 123 140 110 120
Retail / Household Growth 536 5,393 4,517 1,756 2,389 848

Sources:
Demographic - SCAG
Historical data - SCAG, US Census, CoStar

Based on SCAG forecasted population growth and the 2007 ratio 
of occupied retail space to population, approximately 298K sf of 
new retail space will be demanded per year through 2020 in the 
Market Area, of which Irwindale's baseline capture is 1,500 sf, 

with significant upside opportunity available.
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EXHIBIT III-3iv

MARKET CAPTURE - RETAIL
IRWINDALE

2010 THROUGH 2030

Market Demand
Annual Demand
(Exhibit IV-3iii) 2007
2010 - 2020 - Inventory Retail

Values in 000s 2020 2030 (sf) Irwindale Potential Demand and Capture

Irwindale 1.5 2.2 103 2010-2020
MA Capture 0% 1% 0% • Overall Irwindale demand for 1,500 sf of new retail space per year

• Demand is based on retail space/population and growth projections
MA 298 286 42,176 • Significant upside capture potential of the 291K sf demanded in the MA

LA Coun. Capture 11% 11% 11%
2020-2030

Los Angeles County 2,740 2,632 392,167 • 20,000 to 25,000 sf/year
• Upside Scenario

- Irwindale's strategic location and significant daytime population will allow it
to capture demand from areas outside of the city

- Assuming successful redevelopment in the city and adjacent areas, potential
for up to 50K sf of new retail space per year (18% Market Area capture);
even greater potential if the Market Area/County beat conservative estimates

- Key undersupplied categories include big box retailers (warehouse/club stores,
department stores, home furnishings, etc.), drug stores and specialty foods

Source:  The Concord Group
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EXHIBIT III-4i

INVENTORY AND DELIVERIES - OFFICE
IRWINDALE, MARKET AREA AND LOS ANGELES COUNTY

1980 THROUGH 3Q10

Average
Office Historical Growth
Values in 000s 1990 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 3Q10 '90-09 '00-09 '00-07

Irwindale
Inventory 756 937 1,151 1,151 1,151 1,151 1,151 1,151 1,151 1,151 1,151 1,151 21 24 24

Share of MA 4% 4% 5% 5% 5% 5% 5% 5% 5% 5% 5% 5% 8% 10% 10%
Absorption --- 232 438 -10 -117 55 11 203 0 -42 -87 28 68 101

MA
Inventory 20,513 23,151 23,965 24,264 24,433 24,660 24,769 25,008 25,036 25,234 25,281 25,311 251 237 237

Share of LA Coun. 6% 6% 6% 6% 6% 6% 6% 6% 6% 6% 6% 6% 8% 8% 8%
Absorption --- 552 1,303 -45 247 190 622 531 96 -567 -204 -17 272 437

Los Angeles County
Inventory 339,818 375,657 379,207 383,740 386,235 388,596 390,603 392,272 395,458 398,096 401,276 401,686 3,235 2,847 2,847
Absorption --- 3,560 -337 2,254 4,343 6,691 10,315 4,839 1,319 -5,969 -4,685 -877 2,233 4,123

Source:  CoStar
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Irwindale currently accounts for approximately 10% of office space in the Market Area.  The most recent new additions in the City ar
currently used by Southern California Edison (92K sf) and Charter Communications (122K), both of which were built in 2001.
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EXHIBIT III-4ii

STABILIZED DEMAND - OFFICE
IRWINDALE, MARKET AREA AND LOS ANGELES COUNTY

2010 THROUGH 2030

A. Historical Metrics B. Projections

Irwindale Market Area Los Angeles County Irwindale Market Area Los Angeles County
Office 1990 2000 2007 1990 2000 2007 1990 2000 2007 Office 2010e 2020 2030 2010e 2020 2030 2010e 2020 2030

I. Demand Drivers I. Demand Drivers

Jobs (000s) --- --- 61.5 --- --- 458 4,136 4,072 4,122 Jobs (000s) 61.7 62.8 63.8 453 469 484 3,766 3,933 4,092
Annual Growth -6.4 7.1 Annual Growth 0.11 0.10 1.60 1.52 16.74 15.86

Capture of MA
Capture of LA County

Employed Labor (000s) 6.0 7.0 453 474 4,260 4,425 4,617 II. Demand Scenarios (000s)
Annual Growth 0.1 2.9 16.5 27.5

Capture of MA 5% ii. Jobs to Office (A)
Capture of LA County 1% 11% Office Demand 2 2 88 83 1,606 1,521

Projected jobs multiplied by 2007 office to jobs ratio
II. Supply Side Metrics

i. Jobs to Office (B)
Inventory (MMs) 0.8 0.9 1.2 21 23 25 340 376 395 Office Demand 42 39 635 601 6,628 6,280

% Occupied 90% 43% 85% 90% 91% 96% 90% 90% 93% Projected jobs multiplied by 2000-2007 office to jobs ratio for LA County (396 sf)
Occupied Inventory 0.7 0.4 1.0 18 21 24 306 337 366

Annual Growth 0.0 0.1 0.3 0.4 3.1 4.2
Capture of MA -11% 20%
Capture of LA County -1% 2% 8% 10%

III. Key Ratios

Office / Jobs 19 55 82 92 96
Office / Job Growth -486 588
Office / Employed Labor 67 141 46 51 72 76 79
Office / Emp. Labor Growth 579 145 187 153

Sources:
Demographic - SCAG
Historical data - SCAG, US Census, CoStar

Based on SCAG forecasted employment growth and the 2007 office 
space to jobs ratio, approximately 88K sf of new office space will be 

demanded per year through 2020 in the Market Area, 2K of which is in 
Irwindale.  These figures are significantly down from historical 
completions due to the severely depressed commercial markets.
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EXHIBIT III-4iii

MARKET CAPTURE - OFFICE
IRWINDALE

2010 THROUGH 2030

Market Demand
Annual Demand
(Exhibit IV-3iii) 2007

2010 - 2020 - Inventory Office
Values in 000s 2020 2030 (sf) Irwindale Potential Demand and Capture

Irwindale 2 2 1,151 2010-2020
MA Capture 2% 2% 5% • Overall Irwindale demand for approx. 2K sf of new office space per year

• Demand is based on employment projections and the 2007 job/office space ratio
MA 88 83 25,036 • Annual demand for approximately 88K sf per year in the Market Area, and 

LA Coun. Capture 5% 5% 6% 1.6MM in LA County, both of which are limited by office market conditions

Los Angeles County 1,606 1,521 395,458 2020-2030
• Baseline - approximately 2,500 sf/year - 2% capture (supporting/ancillary office)
• Upside Scenario

- Potential to capture greater share of Market Area demand - dependent
on economic conditions and successful mixed-use developments

- Upside of 15,000 sf/year (18% capture of Market Area)

Source:  The Concord Group
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EXHIBIT III-5i

INVENTORY AND DELIVERIES - INDUSTRIAL
IRWINDALE, MARKET AREA AND LOS ANGELES COUNTY

1980 THROUGH 3Q10

Average
Industrial Historical Growth
Values in 000s 1990 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 3Q10 '90-'09 '00-'09 '00-07

Irwindale
Inventory 6,836 8,218 9,555 9,567 10,166 10,166 10,166 10,244 10,339 10,415 10,415 10,415 188 244 303

Share of MA 5% 6% 7% 6% 7% 7% 7% 7% 7% 7% 7% 7% 11% 14% 15%
Absorption --- na 1,548 -215 485 494 147 20 2 -332 227 -135 264 354

MA
Inventory 125,237 143,679 146,793 148,675 151,043 152,438 154,000 155,957 158,002 158,481 159,270 159,428 1,791 1,732 2,046

Share of LA Coun. 15% 15% 15% 15% 16% 16% 16% 16% 16% 16% 16% 16% 23% 21% 21%
Absorption --- na 2,768 2,365 2,059 3,281 2,332 2,339 1,633 -1,993 -959 426 1,536 2,397

7652.551
Los Angeles County

Inventory 862,630 935,747 950,241 961,875 973,016 980,903 990,044 997,817 1,002,651 1,006,256 1,009,142 1,009,406 7,711 8,155 9,558
Absorption --- na 6,531 10,337 10,959 14,177 14,367 14,376 2,581 -7,189 -6,439 341 6,633 10,475

Source:  CoStar
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Irwindale currently accounts for 7% of industrial space in the Market Area, but accounted for 
approximately 15% of growth from 2000 through 2007.  Similarly, the Market Area accounted for a 

larger share of growth in LA County than its current share of total inventory over that same time.
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EXHIBIT III-5ii

STABILIZED DEMAND
IRWINDALE, MARKET AREA AND LOS ANGELES COUNTY

2010 THROUGH 2030

A. Historical Metrics B. Projections

Irwindale Market Area Los Angeles County Irwindale Market Area Los Angeles County
Industrial 1990 2000 2007 1990 2000 2007 1990 2000 2007 Office 2010e 2020 2030 2010e 2020 2030 2010e 2020 2030

I. Demand Drivers I. Demand Drivers

Jobs (000s) --- --- 61.5 --- --- 458 4,136 4,072 4,122 Jobs (000s) 61.7 62.8 63.8 453 469 484 3,766 3,933 4,092
Annual Growth -6.4 7.1 Annual Growth 0.11 0.10 1.60 1.52 16.74 15.86

Capture of MA
Capture of LA County

Employed Labor (000s) 6.0 7.0 453 474 4,260 4,425 4,617 II. Demand Scenarios (000s)
Annual Growth 0.1 2.9 16.5 27.5

Capture of MA 5% i. Jobs to Industrial (A)
Capture of LA County 1% 11% Industrial Demand 18 17 553 524 4,071 3,857

Projected jobs multiplied by 2007 industrial space to jobs ratio by geography
II. Supply Side Metrics

ii. Jobs to Industrial (B)
Inventory (MMs) 6.8 8.2 10.3 125 144 158 863 936 1,003 Industrial Demand 26 24 390 369 4,071 3,857

% Occupied 100% 93% 98% 100% 96% 98% 100% 97% 97% Projected jobs multiplied by 2007 industrial space to jobs ratio for Los Angeles County  (243 sf)
Occupied Inventory 6.8 7.6 10.1 125 138 155 863 904 977

Annual Growth 0.1 0.4 1.3 2.4 4.1 10.5
Capture of MA 6% 15%
Capture of LA County 2% 3% 31% 23%

III. Key Ratios

Industrial / Jobs 168 345 209 230 243
Industrial / Job Growth na 1,468
Industrial / Employed Labor 1,273 1,447 304 327 204 212
Industrial / Emp. Labor Growth 2,491 826 382

Sources:
Demographic - SCAG
Historical data - SCAG, US Census, CoStar

Based on SCAG forecasted employment growth and the average total 
industrial space to jobs ratio in 2007 for each geography, approximately 
553K sf of new industrial space will be demanded per year through 2020 

in the Market Area, 18K of which is in Irwindale.  These figures are 
significantly down from historical completions due to relatively 

conservative employment projections given current economic conditions.

10121.00 Macro.xls: IV-5ii The Concord Group



EXHIBIT III-5iii

MARKET CAPTURE - INDUSTRIAL
IRWINDALE

2010 THROUGH 2030

Market Demand
Annual Demand
(Exhibit IV-3iii) 2007
2010 - 2020 - Inventory Industrial

Values in 000s 2020 2030 (sf) Irwindale Potential Demand and Capture

Irwindale 18 17 10,339 2010-2020
MA Capture 3% 3% 7% • Overall Irwindale demand for approx. 17K sf new industrial space/yr.

• Demand is based on employment projections and the 2007 job/industrial space ratio
MA 553 524 158,002 • Annual demand for approximately 553K sf per year in the Market Area

LA Coun. Capture 14% 14% 16%
2020-2030

Los Angeles County 4,071 3,857 1,002,651 • Baseline - 25,000 sf of industrial space per year
• Upside Scenario

- Baseline of 25Ksf per year only reflects a 5% capture of Market Area demand
- Given successful redevelopment in Irwindale and available land opportunities, 

upside of approximately 75K sf per year (15% capture of Market Area)

Source:  The Concord Group
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EXHIBIT IV-1i

PRICES - FOR-SALE RESIDENTIAL
IRWINDALE, MARKET AREA AND LOS ANGELES COUNTY

2000 THROUGH 3Q10

Annual Quarterly
For-Sale Resi 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 L4Q 4Q09 1Q10 2Q10 3Q10

Irwindale
New na na na na na na na na na na na na na na na

% Growth na na na na na na na na na na na na na
Resale na na na na na na na na na na na na na na na

MA
New $284,695 $345,990 $430,688 $414,538 $515,216 $544,726 $591,975 $498,796 $587,677 $518,904 $514,712 $452,075 $436,100 $555,196 $691,061

% Growth 22% 24% -4% 24% 6% 9% -16% 18% -12% -12% -4% 27% 24%
Resale $213,046 $233,754 $271,723 $324,597 $407,118 $487,101 $529,314 $547,979 $445,825 $401,771 $417,634 $413,075 $408,124 $426,459 $420,851

Los Angeles County
New $295,000 $307,000 $332,500 $400,500 $450,000 $453,500 $476,633 $503,351 $434,157 $404,198 $406,605 $399,000 $405,000 $399,000 $428,500

% Growth 4% 8% 20% 12% 1% 5% 6% -14% -7% -6% 2% -1% 7%
Resale $193,000 $218,000 $255,000 $310,000 $390,000 $470,000 $518,798 $535,343 $390,705 $314,424 $330,113 $328,750 $320,000 $335,000 $335,000

Source:  DataQuick
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3Q new home prices were down 15% in 
LA County from peak, but up 17% in the 
Market Area, largely due to high priced 

home sales (Three Oaks MPC).

Data unavailable for Irwindale.
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EXHIBIT IV-1ii

KEY COMPARABLES - OWNERSHIP HOUSING
MARKET AREA
FEBRUARY 2011

Home Size (sf) Home Price Avg.
Project Name Address Builder City Min. Max. Avg. Min. Max. Avg. $/sf

Recommended - 2s Row THs - - Irwindale 1,450 1,850 1,650 $190,000 $250,000 $220,000 $133
Recommended - Cluster SFD - - Irwindale 1,800 2,400 2,100 $225,000 $325,000 $275,000 $131
Recommended - SFD - - Irwindale 2,200 2,800 2,500 $265,000 $365,000 $315,000 $126

Townhome 0
Grove Station Arrow Hwy & San Dimas Ave SaWilliam Fox Homes San Dimas 1,524 2,027 1,776 $410,000 $610,000 $510,000 $287

SFD up to 3,000 SF 0
Pacific Park West Azusa & Autumn Drive WPacific Communities Builders West Covina 2,153 2,362 2,258 $599,888 $683,888 $641,888 $284
Arborview Azusa Ave and Sierra Madre AveALA Urban Homes Azusa 2,484 2,737 2,611 $430,000 $460,000 $445,000 $170
Greenbriar Azusa Ave and Sierra Madre AveALA Urban Homes Azusa 2,284 2,774 2,529 $497,000 $537,000 $517,000 $2040

Average: 2,307 2,624 2,466 $508,963 $560,296 $534,629 $217

SFD 3,000+ SF 0
Saddlewood at Three Oaks Amar & Lemon WStandard Pacific Homes Walnut 3,265 4,113 3,689 $957,000 $1,152,000 $1,054,500 $286
Trailpoint at Three Oaks Amar & Lemon WStandard Pacific Homes Walnut 4,298 4,498 4,398 $1,331,000 $1,460,000 $1,395,500 $317
Windcroft at Three Oaks Amar & Lemon WStandard Pacific Homes Walnut 4,652 5,268 4,960 $1,221,000 $1,275,500 $1,248,250 $252

Average: 4,072 4,626 4,349 $1,169,667 $1,295,833 $1,232,750 $283

Source: The Concord Group

10121.00 RecComps.xls: SFcomps The Concord Group



EXHIBIT IV-1iii

LOCATION - FOR-SALE RESIDENTIAL
LOS ANGELES COUNTY

FEBRUARY 2011

Map: Google Maps

N
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Arborview
Greenbriar

Three Oaks MPC
- Saddlepoint
- Trailpoint
- Windcroft

Rosedale MPC

There are very few actively selling new 
home communities in the Market Area.  

Rosedale is a new MPC in Azusa that was 
put on hold due to market conditions in 

2008 and has recently begun selling again.  
Three Oaks is a large-lot single-family 

home community in Walnut.
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EXHIBIT IV-1iv

POSITIONING - OWNERSHIP HOUSING
MARKET AREA
FEBRUARY 2011

Source:  HanleyWood; The Concord Group
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Large-lot SFD 
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Walnut 

Any residential 
development in Irwindale 
will generally be priced at
a discount to new homes 
in the Rosedale MPC in 

Azusa. 
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EXHIBIT IV-1v

LAND SALE COMPARABLES - OWNERSHIP HOUSING
REGIONAL MARKET AREA

2009 THROUGH 2010 - TWO YEARS

Product Sale Lots/ Sale Price
Development Name Buyer Seller Address City Type Date Acres Units Total Per Acre

Rosedale Rosedale Land Partners II LLC Stewart Default Services E Foothill Blvd Azusa SFD Oct-10 204.0 1,250   $50,000,000 $245,074
Hua Qing Enterprises LLC Millennium-Diamond Road Partners LLC Horizon Ln Diamond Bar May-10 39.6 - $18,000,000 $454,316

Ambassador Campus City Ventures Fortress Investment Group 359 W Del Mar Blvd Pasadena Unbuilt THs/Existing Apts Dec-09 10.0 70        $15,000,000 $1,500,000
The Jefferson at Glendora City Ventures LLC Jefferson At Glendora LP NEC S Glendora Ave & E Route 66 Glendora Condo Dec-10 3.2 130      $3,510,000 $1,090,062

Buddhist Tzu Chi Foundation Estate Financial Mortgage Fund, LLC 1200 Gainsborough Dr San Dimas SFD Feb-10 19.0 27        $2,500,000 $131,579
Midland USA Group Inc Tsai Wen-Chih Wang Stevenson Ln Rowland Heights Investment Dec-09 3.4 - $1,750,000 $517,751
Bread of Life Christian Church Agape Renewal Ministry Brea Canyon Cutoff Rd @ Balan Rd Rowland Heights Hold Mar-09 3.5 - $1,150,000 $330,460

Total: 282.7 1,477 $91,910,000
Average: 40.4 369 $13,130,000 $325,092

10121.00 LandComps.xls: FS Res THE CONCORD GROUP
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EXHIBIT IV-2i

RENTS AND VACANCY - APARTMENTS
IRWINDALE, MARKET AREA AND LOS ANGELES COUNTY

2000 THROUGH 3Q10

Annual Quarterly
Apartment 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 L4Q 4Q09 1Q10 2Q10 3Q10

Irwindale*
Lease Rate $819 $875 $918 $951 $1,013 $1,083 $1,127 $1,188 $1,208 $1,143 $1,128 $1,143 $1,146 $1,114 $1,107

% Growth 7% 5% 4% 7% 7% 4% 5% 2% -5% -7% 0% -3% -1%
Vacancy 2.3% 2.3% 3.0% 2.7% 3.3% 2.8% 2.5% 3.0% 4.6% 6.6% 6.1% 6.6% 6.3% 6.1% 5.2%

MA
Lease Rate $816 $873 $911 $952 $1,019 $1,078 $1,136 $1,177 $1,197 $1,150 $1,188 $1,150 $1,155 $1,136 $1,134

% Growth 7% 4% 4% 7% 6% 5% 4% 2% -4% -1% 0% -2% 0%
Vacancy 1.8% 2.1% 2.4% 2.4% 2.6% 2.6% 2.4% 2.7% 4.3% 6.5% 6.0% 6.5% 6.1% 6.1% 5.4%

Los Angeles County
Lease Rate $994 $1,042 $1,074 $1,119 $1,175 $1,237 $1,314 $1,380 $1,409 $1,339 $1,341 $1,339 $1,338 $1,342 $1,343

% Growth 5% 3% 4% 5% 5% 6% 5% 2% -5% -5% 0% 0% 0%
Vacancy 2.0% 3.1% 3.3% 3.5% 3.5% 3.1% 3.1% 3.6% 4.5% 5.3% 5.3% 5.3% 5.5% 5.5% 4.9%

Source:  Reis
Note:  * Represents the Irwindale apartment submarket, which includes the cities of Irwindale, Azusa, Baldwin Park, Covina and Glendora
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3Q effective rents were down between 5% and 9% in all three 
areas from peak, although vacancies were trending down.
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EXHIBIT IV-2ii

KEYCOMPARABLES - APARTMENTS
LOS ANGELES COUNTY

FEBRUARY 2011
Average

Year Occu- Unit Base Rent
Project Name Address City Built Units pancy Size $ $/sf

Recommendations - 3s Walk-Up - Irwindale - - - 950 $1,025 $1.08
Recommendations - Rental THs - Irwindale - - - 1,100 $1,175 $1.07

Immediate Market Area

Townhouse Village Apartments 800 S Azusa Ave Azusa 1970 56 95% 900 $1,059 $1.18
Vogue Manor 1275 N San Gabriel Ave Azusa 1969 28 100% 686 $911 $1.33
Courtyard Gardens Apartments 4040 Badillo Cir Baldwin Park 1967 87 94% 1,066 $1,267 $1.19
Tropicana Apartments 3933 La Rica Ave Baldwin Park 1968 68 100% 935 $791 $0.85
Villa Monterry Apartments 3108 Vineland Ave Baldwin Park 1970 41 100% 977 $1,078 $1.10
Garvey Apts 13979 Garvey Ave Baldwin Park 1965 37 100% 855 $1,161 $1.36
Mountain View Venture 1375 W San Bernardino Rd Covina 1971 139 93% 693 $946 $1.37
Covina Palms 1343 W San Bernardino Rd Covina 1965 89 93% 1,076 $1,137 $1.06
Brookstone 1159 N Conwell Ave Covina 1970 87 89% 1,079 $1,324 $1.23
Olive Tree 1220 W San Bernardino Rd Covina 1971 87 90% 639 $914 $1.43
Riverstone East 1160 N Conwell Ave Covina 1970 158 94% 878 $1,111 $1.27
Covina Plaza 1170 W San Bernardino Covina 1975 82 95% 827 $1,038 $1.26
Brookwood 18537 E Arrow Hwy Covina 1972 170 97% 881 $1,113 $1.26
Casa De Lago 710 E Workman Ave Covina 1971 104 95% 1,152 $1,209 $1.05
Glenwood 5130 N Glendora Ave Covina 1975 46 96% 623 $881 $1.41
Covina Garden Apartments 129 N Glendora Ave Covina 1975 286 98% 675 $925 $1.37
Riverstone Apartments 3939 Maxson Rd El Monte 1972 45 98% 921 $1,085 $1.18
Grand Terrace 440 W Gladstone St Glendora 1971 208 97% 817 $1,160 $1.42
Covina West Apartments 15757 E Francisquito Ave La Puente 1968 126 97% 885 $1,097 $1.24
Royal Park 1110 Royal Oaks Dr Monrovia 1968 79 91% 827 $1,357 $1.64
Covina Manor 832 N Azusa Ave West Covina 1965 64 92% 540 $843 $1.56
Oasis Apartments 217 N Sunset Ave West Covina 1965 120 97% 773 $944 $1.22
The Woods Apartments 1228 S Leland Ave West Covina 1970 106 99% 847 $979 $1.16
West Park 600 S Fernwood St West Covina 1970 118 95% 728 $1,096 $1.51
Sunset Oaks 1330 S Sunset Ave West Covina 1974 55 98% 1,042 $1,223 $1.17
Citrus Park 320 S Citrus Ave West Covina 1972 71 99% 842 $1,234 $1.47
South Hill Townhome Apartments 2900 E Virginia Ave West Covina 1966 85 95% 1,243 $1,770 $1.42
Medici at Southhills 111 S Barranca St West Covina 1965 300 99% 855 $1,314 $1.54
Verandas 200 N Grand Ave West Covina 1972 209 97% 906 $1,402 $1.55
Windwood Apartments 2100 S Lark Ellen Ave West Covina 1974 116 95% 850 $1,259 $1.48

Average: 1970 109 96% 856 $1,138 $1.33

Source: The Concord Group
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EXHIBIT IV-2iii

LOCATION - APARTMENTS
LOS ANGELES COUNTY

FEBRUARY 2011

Map: Google Maps
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The majority of apartment communities 
surveyed to the southwest of Irwindale.  In 

general, the existing apartment stock is 
relatively old (1970s) and achieves lease 
rates averaging approximately $1.30/sf.
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EXHIBIT IV-2iv

POSITIONING - APARTMENTS
MARKET AREA
FEBRUARY 2011

Source:  REIS; The Concord Group
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Similar to for-sale residential, new 
apartments in Irwindale will generally be 
positioned at a discount to the majority of

the Market Area.  Given Irwindale's 
demographics, rental townhomes may 

attract the prevalent family renter profile.
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EXHIBIT IV-2v

LAND SALE COMPARABLES - APARTMENTS
MARKET AREA

2009 THROUGH 2010 - TWO YEARS

Product Sale Lots/ Sale Price
Development Name Buyer Seller Address City Type Date Acres Units Total Per Acre

Senior Assisted Living West Covina Senior Villas II LP Hsientein Workman Investment LLC 1838 E Workman Ave West Covina Senior Apts Jun-09 1.12 24        $3,500,000 $3,125,000
111 S College Ave Claremont Village Housing Partners LPClaremont RedevelopmenClaremont Apartment Unit Dec-10 2.43 75        $2,750,000 $1,131,687

Total: 3.6 99 $6,250,000
Average: 1.8 50 $3,125,000 $1,760,563

10121.00 LandComps.xls: APT Res THE CONCORD GROUP
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EXHIBIT IV-3i

LEASE RATES AND VACANCY - RETAIL
IRWINDALE, MARKET AREA AND LOS ANGELES COUNTY

2000 THROUGH 3Q10

Annual Quarterly
Retail 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 L4Q 4Q09 1Q10 2Q10 3Q10

Irwindale
Lease Rate --- --- --- --- --- --- --- $27.00 $24.09 $15.00 $17.25 $15.00 $15.00 $15.00 $24.00

% Growth na -11% -38% -28% 0% 0% 60%
Vacancy --- --- --- --- --- --- --- 1.1% 2.6% 3.7% 3.5% 3.7% 3.8% 3.9% 2.5%

MA
Lease Rate $20.21 $22.51 $22.38 $24.14 $25.36 $26.33 $28.07 $25.30 $23.14 $20.20 $20.09 $20.20 $20.21 $20.11 $19.85

% Growth 11% -1% 8% 5% 4% 7% -10% -9% -13% -13% 0% 0% -1%
Vacancy 5.1% 6.7% 7.6% 6.5% 3.7% 2.8% 2.9% 2.4% 4.2% 5.2% 5.3% 5.2% 5.2% 5.3% 5.5%

Los Angeles County
Lease Rate $21.26 $21.67 $22.18 $23.13 $24.22 $25.30 $26.92 $30.44 $29.10 $26.96 $26.54 $26.96 $27.00 $26.35 $25.85

% Growth 2% 2% 4% 5% 4% 6% 13% -4% -7% -9% 0% -2% -2%
Vacancy 3.7% 4.3% 4.1% 4.1% 3.0% 2.7% 2.6% 2.5% 3.9% 5.1% 5.1% 5.1% 5.2% 5.0% 4.9%

Source:  CoStar; Reis
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3Q retail lease rates were down 15%-30% in the Market Area and County from peak; 
Irwindale outperforms the Market Area in terms of vacancy rate.

10121.00 Macro.xls: V-3i The Concord Group



EXHIBIT IV-3ii

KEY COMPARABLES - RETAIL
MARKET AREA
FEBRUARY 2011

Shopping Year RBA Occupancy Listed Offerings
Building Address Address City Center Type Built (sf) Rate Size (sf) $/sf/Year

Recommendations - Irwindale - - - - - $25

Key Comparables

904-960 Hamilton Rd 904-960 Hamilton Rd Duarte Retail (Strip Center) 2005 12,336 88% 1,530 $33.00
1000-1096 Huntington Dr 1000-1096 Huntington Dr Duarte Retail (Community Center) 1985 135,640 99% 1,460 $31.80
1155-1245 Huntington Dr 1155-1245 Huntington Dr Duarte Retail (Neighborhood Center) 1990 90,805 94% 5,180 $27.76
1325-1329 Huntington Dr 1325-1329 Huntington Dr Duarte Retail (Neighborhood Center) 76,447 83% 12,635 $13.81
1740 Huntington Dr 1740 Huntington Dr Duarte Retail (Strip Center) 1980 14,520 52% 6,911 $16.20
680 E Alosta Ave 680 E Alosta Ave Azusa Retail (Neighborhood Center) 1991 30,482 72% 8,400 $18.33
700 E Alosta Ave 700 E Alosta Ave Azusa Retail 1989 2,500 0% 2,500 $27.00
900-962 E Alosta Ave 900-962 E Alosta Ave Azusa Retail 1984 73,000 79% 15,420 $20.40
1123-1175 E Alosta Ave 1123-1175 E Alosta Ave Azusa Retail (Neighborhood Center) 1975 70,909 90% 7,070 $23.40
621-651 E Arrow Hwy 621-651 E Arrow Hwy Azusa Retail (Neighborhood Center) 1965 33,728 85% 4,900 $12.00
791 E Arrow Hwy 791 E Arrow Hwy Azusa Retail 1970 12,730 0% 12,730 $15.24
1197 W Arrow Hwy 1197 W Arrow Hwy Azusa Retail (Strip Center) 1980 9,430 86% 1,300 $15.66
459 S Azusa Ave 459 S Azusa Ave Azusa Retail (Strip Center) 1988 7,583 84% 1,200 $18.00
472-484 S Citrus Ave 472-484 S Citrus Ave Azusa Retail (Strip Center) 1962 10,000 66% 3,360 $15.00
123-495 E Gladstone St 123-495 E Gladstone St Azusa Retail (Neighborhood Center) 1960 158,699 90% 15,104 $16.56
1430 Mountain Ave 1430 Mountain Ave Duarte Retail 2009 11,087 52% 5,372 $36.00

Average: 1982.2 46,869 86% 6,567 $21.83

Other Comparables

1500-1512 W Alhambra Rd 1500-1512 W Alhambra Rd Alhambra Retail 1921 7,704 100% 0 $10.20
301 S Atlantic Blvd 301 S Atlantic Blvd Alhambra Retail (Strip Center) 1969 8,500 100% 0 $24.00
2120-2150 S Fremont Ave 2120-2150 S Fremont Ave Alhambra Retail (Strip Center) 1977 14,116 59% 5,840 $18.00
2-160 E Main St 2-160 E Main St Alhambra Retail (Community Center) 1985 183,417 100% 0 $15.00
9 E Main St 9 E Main St Alhambra Retail 1984 1,500 100% 0 $47.40
37-41 E Main St 37-41 E Main St Alhambra Retail 1923 10,600 0% 10600 $18.60
43 E Main St 43 E Main St Alhambra Retail 1924 20,920 0% 20919 $24.00
109-117 E Main St 109-117 E Main St Alhambra Retail 1925 8,100 0% 8100 $11.42
323-347 E Main St 323-347 E Main St Alhambra Retail (Neighborhood Center) 1994 55,862 94% 3260 $27.00
349-401 E Main St 349-401 E Main St Alhambra Retail (Neighborhood Center) 1995 15,604 83% 2692 $24.00
701-725 E Main St 701-725 E Main St Alhambra Retail (Neighborhood Center) 1963 31,000 79% 6440 $27.00
808-816 E Main St 808-816 E Main St Alhambra Retail 2004 18,035 94% 1000 $27.00
1009-1019 E Main St 1009-1019 E Main St Alhambra Retail 1949 5,922 100% 0 $27.00
1101 E Main St 1101 E Main St Alhambra Retail 1953 1,820 73% 500 $18.00
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1300 E Main St 1300 E Main St Alhambra Retail (Strip Center) 1991 23,676 97% 700 $12.36
30 W Main St 30 W Main St Alhambra Retail 1917 3,750 100% 0 $16.80
121-129 W Main St 121-129 W Main St Alhambra Retail 1923 9,300 100% 0 $19.66
135-143 W Main St 135-143 W Main St Alhambra Retail 1924 4,752 81% 925 $15.43
515-525 W Main St 515-525 W Main St Alhambra Retail 1939 8,810 86% 1225 $21.00
2201 W Main St 2201 W Main St Alhambra Retail 1990 2,286 100% 0 $18.00
2800 W Main St 2800 W Main St Alhambra Retail 1948 3,601 0% 3601 $12.84
2834 W Main St 2834 W Main St Alhambra Retail 1948 3,500 6% 3300 $12.60
1118-1122 Valley Blvd 1118-1122 Valley Blvd Alhambra Retail 1953 3,013 100% 0 $19.32
2832-2838 Valley Blvd 2832-2838 Valley Blvd Alhambra Retail 1948 5,250 76% 1260 $13.32
220 W Valley Blvd 220 W Valley Blvd Alhambra Retail 1999 15,165 91% 2800 $37.20
403-407 W Valley Blvd 403-407 W Valley Blvd Alhambra Retail 1948 16,710 95% 900 $13.32
840 W Valley Blvd 840 W Valley Blvd Alhambra Retail 1932 3,886 0% 3886 $12.00
1334 W Valley Blvd 1334 W Valley Blvd Alhambra Retail 1971 5,030 100% 0 $30.00
1401-1427 W Valley Blvd 1401-1427 W Valley Blvd Alhambra Retail 2001 4,547 88% 550 $21.72
1819-1841 W Valley Blvd 1819-1841 W Valley Blvd Alhambra Retail 2009 25,000 75% 8006 $25.50
2427-2429 W Valley Blvd 2427-2429 W Valley Blvd Alhambra Retail 1930 5,532 91% 500 $20.40
16 N 1st St 16 N 1st St Arcadia Retail 1949 5,445 69% 1,700 $13.20
206-208 S 1st Ave 206-208 S 1st Ave Arcadia Retail 1948 3,168 49% 1,600 $21.00
306-310 S 1st Ave 306-310 S 1st Ave Arcadia Retail 2007 27,124 90% 2,787 $34.44
518-520 S 1st Ave 518-520 S 1st Ave Arcadia Retail 1948 7,200 100% 0 $20.04
1038 S Baldwin Ave 1038 S Baldwin Ave Arcadia Retail 1970 6,500 0% 6,500 $32.40
1414 S Baldwin Ave 1414 S Baldwin Ave Arcadia Retail 1967 8,000 18% 6,600 $16.20
145 E Duarte Rd 145 E Duarte Rd Arcadia Retail 1980 6,068 86% 850 $21.60
900 W Duarte Rd 900 W Duarte Rd Arcadia Retail 1964 1,200 100% 0 $45.00
111-165 E Foothill Blvd 111-165 E Foothill Blvd Arcadia Retail (Neighborhood Center) 1966 63,752 97% 1,600 $18.60
10-14 E Huntington Dr 10-14 E Huntington Dr Arcadia Retail (Strip Center) 1988 9,033 100% 0 $21.60
105-113 E Huntington Dr 105-113 E Huntington Dr Arcadia Retail 1926 4,350 86% 600 $24.00
130 E Huntington Dr 130 E Huntington Dr Arcadia Retail 1968 1,956 7% 1818 $24.00
139-141 E Huntington Dr 139-141 E Huntington Dr Arcadia Retail 1948 4,361 94% 255 $30.72
300-430 E Huntington Dr 300-430 E Huntington Dr Arcadia Retail (Strip Center) 1988 43,456 100% 0 $33.00
168 Las Tunas Dr 168 Las Tunas Dr Arcadia Retail (Strip Center) 2011 10,000 0% 0 $42.00
4107 Live Oak Ave 4107 Live Oak Ave Arcadia Retail (Strip Center) 1989 5,190 63% 1900 $16.86
4203-4205 E Live Oak Ave 4203-4205 E Live Oak Ave Arcadia Retail 1950 5,396 47% 2850 $12.60
5 W Live Oak Ave 5 W Live Oak Ave Arcadia Retail 1997 1,989 100% 0 $34.80
28 W Live Oak Ave 28 W Live Oak Ave Arcadia Retail 2007 8,118 100% 0 $15.60
146-148 W Live Oak Ave 146-148 W Live Oak Ave Arcadia Retail 1956 3,301 50% 1650 $21.60
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815 W Naomi Ave 815 W Naomi Ave Arcadia Retail (Community Center) 1986 20,320 100% 0 $29.40
101 N Santa Anita Ave 101 N Santa Anita Ave Arcadia Retail 1954 8,407 100% 0 $13.20
145-151 N Santa Anita Ave 145-151 N Santa Anita Ave Arcadia Retail 1952 4,775 100% 0 $13.20
251 N Santa Anita Ave 251 N Santa Anita Ave Arcadia Retail 1965 12,397 100% 0 $12.00
57 Wheeler Ave 57 Wheeler Ave Arcadia Retail 1934 7,706 0% 7706 $25.20
3000-3080 Baldwin Park Blvd 3000-3080 Baldwin Park Blvd Baldwin Park Retail (Community Center) 1997 89,564 93% 6,500 $36.00
14510 Baldwin Park Towne Ctr 14510 Baldwin Park Towne Ctr Baldwin Park Retail (Neighborhood Center) 1987 24,340 89% 2,800 $42.00
3000 Big Dalton Ave 3000 Big Dalton Ave Baldwin Park Retail (Community Center) 2004 6,000 0% 6,000 $19.80
3100 Big Dalton Ave 3100 Big Dalton Ave Baldwin Park Retail (Community Center) 2004 11,962 68% 3,780 $19.80
14622 Dalewood St 14622 Dalewood St Baldwin Park Retail 1965 5,256 0% 5,256 $30.00
3928 Downing Ave 3928 Downing Ave Baldwin Park Retail 1972 6,700 85% 1,000 $12.00
14135 Francisquito Ave 14135 Francisquito Ave Baldwin Park Retail (Neighborhood Center) 1984 22,432 100% 0 $17.27
4000 La Rica Ave 4000 La Rica Ave Baldwin Park Retail 1961 5,376 60% 2136 $21.00
4128-4138 Maine Ave 4128-4138 Maine Ave Baldwin Park Retail (Neighborhood Center) 1989 19,600 71% 5728 $14.21
4153 Maine Ave 4153 Maine Ave Baldwin Park Retail 1956 7,834 39% 4800 $16.20
4203-4299 Maine Ave 4203-4299 Maine Ave Baldwin Park Retail (Neighborhood Center) 1966 71,806 98% 1600 $15.00
5154 Maine Ave 5154 Maine Ave Baldwin Park Retail 1990 2,300 0% 2300 $14.40
1624-1638 Puente Ave 1624-1638 Puente Ave Baldwin Park Retail (Neighborhood Center) 1962 9,540 100% 0 $27.00
1644 Puente Ave 1644 Puente Ave Baldwin Park Retail (Neighborhood Center) 1960 5,575 0% 5575 $27.00
13906-13916 Ramona Blvd 13906-13916 Ramona Blvd Baldwin Park Retail 1976 4,800 0% 4800 $15.30
14327 Ramona Blvd 14327 Ramona Blvd Baldwin Park Retail 1935 2,660 29% 1900 $12.00
15003 Ramona Blvd 15003 Ramona Blvd Baldwin Park Retail (Strip Center) 1956 8,050 75% 2000 $15.00
14433 E Ramona Blvd 14433 E Ramona Blvd Baldwin Park Retail (Neighborhood Center) 1989 59,681 84% 9500 $15.00
250 E Arrow Hwy 250 E Arrow Hwy Covina Retail 1982 13,505 43% 7,700 $10.78
958 E Arrow Hwy 958 E Arrow Hwy Covina Retail 2004 4,000 0% 4,000 $12.00
20502-20540 E Arrow Hwy 20502-20540 E Arrow Hwy Covina Retail (Neighborhood Center) 1988 43,074 90% 4,097 $15.34
20766-20858 E Arrow Hwy 20766-20858 E Arrow Hwy Covina Retail (Neighborhood Center) 1964 56,082 98% 1,120 $12.60
412 W Arrow Hwy 412 W Arrow Hwy Covina Retail 1960 80,750 28% 58,137 $12.16
420 W Arrow Hwy 420 W Arrow Hwy Covina Retail (Neighborhood Center) 1960 2,000 0% 2,000 $36.00
422-474 W Arrow Hwy 422-474 W Arrow Hwy Covina Retail (Neighborhood Center) 1960 80,750 60% 32,000 $12.55
216-220 N Azusa Ave 216-220 N Azusa Ave Covina Retail (Neighborhood Center) 1974 3,200 100% 0 $33.00
945 N Azusa Ave 945 N Azusa Ave Covina Retail 1962 16,150 100% 0 $13.20
971 N Azusa Ave 971 N Azusa Ave Covina Retail 1972 11,830 0% 11,830 $12.00
1405-1453 N Azusa Ave 1405-1453 N Azusa Ave Covina Retail (Community Center) 2000 83,273 100% 0 $21.60
1406 N Azusa Ave 1406 N Azusa Ave Covina Retail (Community Center) 1988 9,109 79% 1,953 $31.92
1480 N Azusa Ave 1480 N Azusa Ave Covina Retail (Community Center) 1991 28,956 100% 0 $15.00
430 N Barranca Ave 430 N Barranca Ave Covina Retail 1964 4,380 68% 1,400 $10.20
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123 N Citrus Ave 123 N Citrus Ave Covina Retail 1952 2,750 100% 0 $18.00
210-222 N Citrus Ave 210-222 N Citrus Ave Covina Retail 1925 5,000 50% 2,500 $19.20
325 N Citrus Ave 325 N Citrus Ave Covina Retail 1920 5,000 0% 5,000 $15.00
1051 N Citrus Ave 1051 N Citrus Ave Covina Retail 1927 4,814 85% 1,100 $12.83
125 S Citrus Ave 125 S Citrus Ave Covina Retail 1946 11,910 0% 11,910 $21.00
203-205 S Citrus Ave 203-205 S Citrus Ave Covina Retail 1954 3,276 33% 2,200 $13.68
345 S Citrus Ave 345 S Citrus Ave Covina Retail 1970 25,349 0% 25,349 $12.00
17026-17036 E Cypress St 17026-17036 E Cypress St Covina Retail 1979 10,000 50% 5,000 $13.80
545 S Eremland Dr 545 S Eremland Dr Covina Retail (Strip Center) 1987 4,755 0% 4,755 $12.00
119-207 N Grand Ave 119-207 N Grand Ave Covina Retail (Neighborhood Center) 1968 51,214 88% 6,000 $23.40
1001-1013 N Grand Ave 1001-1013 N Grand Ave Covina Retail (Community Center) 1992 51,225 95% 2,549 $16.54
1025-1071 N Grand Ave 1025-1071 N Grand Ave Covina Retail (Community Center) 1956 56,085 95% 2,640 $18.00
1445-1453 N Hollenbeck Ave 1445-1453 N Hollenbeck Ave Covina Retail 1960 7,019 83% 1,200 $12.00
225-233 Rowland St 225-233 Rowland St Covina Retail (Strip Center) 1957 4,898 78% 1,100 $12.00
235-245 Rowland St 235-245 Rowland St Covina Retail (Strip Center) 1957 7,900 52% 3,800 $17.21
254-260 E Rowland Ave 254-260 E Rowland Ave Covina Retail 1958 6,776 69% 2,100 $10.50
452-462 E Rowland Ave 452-462 E Rowland Ave Covina Retail (Strip Center) 1966 12,400 74% 3,284 $27.00
180 E Rowland St 180 E Rowland St Covina Retail 1957 7,571 68% 2,400 $11.04
200-216 E Rowland St 200-216 E Rowland St Covina Retail (Strip Center) 1956 9,960 100% 0 $16.20
228-238 E Rowland St 228-238 E Rowland St Covina Retail 1954 6,748 81% 1,280 $13.08
301-309 E Rowland St 301-309 E Rowland St Covina Retail 1959 8,195 100% 0 $15.00
975-999 W San Bernardino Rd 975-999 W San Bernardino Rd Covina Retail (Strip Center) 1950 16,960 84% 2,746 $16.06
1241 W San Bernardino Rd 1241 W San Bernardino Rd Covina Retail 1955 1,174 49% 600 $14.00
1665 W San Bernardino Rd 1665 W San Bernardino Rd Covina Retail (Strip Center) 1956 5,355 68% 1,700 $21.00
4221 Arden Dr 4221 Arden Dr El Monte Retail 1980 21,755 100% 0 $55.56
Flair Dr Flair Dr El Monte Retail (Strip Center) 6,000 0% 0 $33.00
9216 Flair Dr 9216 Flair Dr El Monte Retail (Strip Center) 2003 3,000 67% 1,000 $27.00
9204 E Flair Dr 9204 E Flair Dr El Monte Retail (Strip Center) 2003 4,565 45% 2,500 $27.00
9324-9328 Garvey Ave 9324-9328 Garvey Ave El Monte Retail (Neighborhood Center) 1989 18,224 85% 2,800 $20.76
9814 Garvey Ave 9814 Garvey Ave El Monte Retail (Strip Center) 1990 23,756 95% 1,200 $21.60
10012-10016 Garvey Ave 10012-10016 Garvey Ave El Monte Retail (Strip Center) 1988 25,841 79% 5,500 $11.88
10139 Garvey Ave 10139 Garvey Ave El Monte Retail 1970 3,440 0% 3,440 $16.80
10755 Garvey Ave 10755 Garvey Ave El Monte Retail 1936 5,000 100% 0 $12.96
10906-10914 Garvey Ave 10906-10914 Garvey Ave El Monte Retail (Strip Center) 1929 3,442 76% 820 $16.08
11230 Garvey Ave 11230 Garvey Ave El Monte Retail (Strip Center) 1987 10,380 100% 0 $18.00
11318 Garvey Ave 11318 Garvey Ave El Monte Retail 2007 9,680 85% 1,500 $15.96
11812-11816 Garvey Ave 11812-11816 Garvey Ave El Monte Retail 2007 2,880 100% 0 $18.12
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10303-10305 E Garvey Ave 10303-10305 E Garvey Ave El Monte Retail 2007 5,966 63% 2,178 $12.00
TBD E Garvey Ave TBD E Garvey Ave El Monte Retail 3,300 0% 0 $30.00
TBD E Garvey Ave TBD E Garvey Ave El Monte Retail 3,300 0% 0 $30.00
TBD E Garvey Ave TBD E Garvey Ave El Monte Retail 3,300 0% 0 $30.00
3561-3567 Lexington Ave 3561-3567 Lexington Ave El Monte Retail 1946 4,880 47% 2610 $13.80
9704-9744 Lower Azusa Rd 9704-9744 Lower Azusa Rd El Monte Retail (Neighborhood Center) 2006 7,250 100% 0 $25.80
10502-10632 Lower Azusa Rd 10502-10632 Lower Azusa Rd El Monte Retail (Neighborhood Center) 1954 80,819 90% 7800 $13.20
10642 Lower Azusa Rd 10642 Lower Azusa Rd El Monte Retail (Neighborhood Center) 1954 15,000 73% 3987 $15.60
10755 Lower Azusa Rd 10755 Lower Azusa Rd El Monte Retail (Strip Center) 1988 9,472 91% 850 $15.48
3014 Peck Rd 3014 Peck Rd El Monte Retail 1946 2,100 0% 2100 $16.20
3475 Peck Rd 3475 Peck Rd El Monte Retail 1989 16,931 100% 0 $23.40
3500-3610 Peck Rd 3500-3610 Peck Rd El Monte Retail (Power Center) 1985 417,758 98% 7200 $15.00
3818-3858 Peck Rd 3818-3858 Peck Rd El Monte Retail (Neighborhood Center) 1990 51,822 97% 1400 $24.00
4254-4258 Peck Rd 4254-4258 Peck Rd El Monte Retail 1938 2,171 49% 1100 $9.84
4802-4840 Peck Rd 4802-4840 Peck Rd El Monte Retail 1963 33,496 96% 1300 $30.00
11105-11121 Ramona Blvd 11105-11121 Ramona Blvd El Monte Retail (Strip Center) 1960 2,924 63% 1073 $21.00
12010 Ramona Blvd 12010 Ramona Blvd El Monte Retail (Strip Center) 1974 13,000 85% 2000 $15.00
3560 Santa Anita Ave 3560 Santa Anita Ave El Monte Retail (Neighborhood Center) 1988 29,000 95% 1400 $15.60
9920 Valley Blvd 9920 Valley Blvd El Monte Retail 1959 29,725 100% 0 $9.60
11655 Valley Blvd 11655 Valley Blvd El Monte Retail (Strip Center) 1952 2,250 0% 2250 $24.00
11710 Valley Blvd 11710 Valley Blvd El Monte Retail 1955 32,000 100% 0 $13.08
11821-11831 Valley Blvd 11821-11831 Valley Blvd El Monte Retail 1951 2,856 0% 2856 $27.60
11860 Valley Blvd 11860 Valley Blvd El Monte Retail (Neighborhood Center) 1948 7,473 71% 2200 $18.00
10008 E Valley Blvd 10008 E Valley Blvd El Monte Retail 1984 3,330 67% 1100 $12.00
10631 Valley Mall 10631 Valley Mall El Monte Retail 1950 7,544 67% 2500 $16.80
10709 Valley Mall 10709 Valley Mall El Monte Retail 1951 2,000 0% 2000 $12.00
10828 Valley Mall 10828 Valley Mall El Monte Retail 1994 6,000 50% 3000 $10.44
843-865 W 66 Rt 843-865 W 66 Rt Glendora Retail (Strip Center) 1968 17,097 56% 7,475 $30.11
1804-1854 E Alosta Ave 1804-1854 E Alosta Ave Glendora Retail (Neighborhood Center) 1977 62,355 85% 9,500 $24.35
411-441 E Arrow Hwy 411-441 E Arrow Hwy Glendora Retail (Neighborhood Center) 1981 78,500 99% 1,100 $19.20
705-715 E Arrow Hwy 705-715 E Arrow Hwy Glendora Retail 1987 16,800 88% 2,080 $12.00
102-120 W Foothill Blvd 102-120 W Foothill Blvd Glendora Retail (Neighborhood Center) 1960 31,745 91% 2,835 $17.16
415 W Foothill Blvd 415 W Foothill Blvd Glendora Retail (Community Center) 1981 4,248 51% 2,065 $24.00
526 W Foothill Blvd 526 W Foothill Blvd Glendora Retail 2002 14,873 100% 0 $18.00
158 N Glendora Ave 158 N Glendora Ave Glendora Retail 1986 6,000 91% 560 $13.92
1395 Grand Ave 1395 Grand Ave Glendora Retail (Neighborhood Center) 1986 6,922 59% 2811 $31.12
142-146 N Grand Ave 142-146 N Grand Ave Glendora Retail (Community Center) 1980 11,200 84% 1800 $25.20
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630 S Grand Ave 630 S Grand Ave Glendora Retail 2011 6,955 0% 0 $27.58
630 S Grand Ave 630 S Grand Ave Glendora Retail 2011 6,955 0% 0 $27.58
630 S Grand Ave 630 S Grand Ave Glendora Retail 2011 6,955 0% 0 $27.58
1311 S Grand Ave 1311 S Grand Ave Glendora Retail (Neighborhood Center) 1986 12,086 34% 8002 $31.93
1315 S Grand Ave 1315 S Grand Ave Glendora Retail (Neighborhood Center) 1986 32,407 51% 15977 $25.10
1339-1379 S Grand Ave 1339-1379 S Grand Ave Glendora Retail (Neighborhood Center) 1986 34,620 59% 15400 $25.04
625 S Lone Hill Ave 625 S Lone Hill Ave Glendora Retail (Neighborhood Center) 1977 4,566 0% 4566 $21.00
811-841 Route 66 811-841 Route 66 Glendora Retail (Strip Center) 1979 18,328 31% 12650 $11.88
1135 Route 66 1135 Route 66 Glendora Retail (Strip Center) 1970 18,050 63% 6617 $13.09
1200 Route 66 1200 Route 66 Glendora Retail (Strip Center) 1979 23,710 76% 5668 $16.31
919 E Route 66 919 E Route 66 Glendora Retail 2008 4,752 0% 4752 $12.00
1920-1950 E Route 66 1920-1950 E Route 66 Glendora Retail (Neighborhood Center) 1988 38,455 80% 7776 $19.24
145-155 W Route 66 145-155 W Route 66 Glendora Retail (Neighborhood Center) 1962 32,750 100% 0 $17.55
13716-13756 Amar Rd 13716-13756 Amar Rd La Puente Retail (Neighborhood Center) 1958 29,061 92% 4,100 $15.00
15423-15441 Amar Rd 15423-15441 Amar Rd La Puente Retail (Neighborhood Center) 1951 33,675 49% 17,200 $15.00
15701-15733 Amar Rd 15701-15733 Amar Rd La Puente Retail (Strip Center) 1962 21,820 86% 3,000 $15.60
409-445 S Azusa Ave 409-445 S Azusa Ave La Puente Retail (Strip Center) 1965 16,909 100% 0 $11.28
1201-1219 Hacienda Blvd 1201-1219 Hacienda Blvd La Puente Retail 1960 5,760 79% 1200 $10.50
755-899 N Hacienda Blvd 755-899 N Hacienda Blvd La Puente Retail (Community Center) 1978 124,524 98% 2750 $33.00
1200-1238 N Hacienda Blvd 1200-1238 N Hacienda Blvd La Puente Retail (Neighborhood Center) 1970 35,000 96% 1400 $21.00
1225 N Hacienda Blvd 1225 N Hacienda Blvd La Puente Retail 1955 4,541 75% 1149 $10.44
1347-1367 N Hacienda Blvd 1347-1367 N Hacienda Blvd La Puente Retail (Neighborhood Center) 1988 15,000 72% 4225 $12.00
1369-1391 N Hacienda Blvd 1369-1391 N Hacienda Blvd La Puente Retail (Neighborhood Center) 1988 20,000 38% 12485 $10.57
1807-1835 N Hacienda Blvd 1807-1835 N Hacienda Blvd La Puente Retail (Community Center) 1992 137,310 98% 3050 $24.54
13032-13056 Valley Blvd 13032-13056 Valley Blvd La Puente Retail (Strip Center) 1965 30,000 74% 7680 $12.71
14630 Valley Blvd 14630 Valley Blvd La Puente Retail (Neighborhood Center) 1987 42,883 90% 4250 $15.60
137-141 E Colorado Blvd 137-141 E Colorado Blvd Monrovia Retail 5,000 100% 0 $18.24
915-949 W Duarte Rd 915-949 W Duarte Rd Monrovia Retail (Neighborhood Center) 1961 51,773 91% 4,900 $20.08
242-252 W Foothill Blvd 242-252 W Foothill Blvd Monrovia Retail (Strip Center) 2005 10,608 89% 1,200 $24.00
501-509 W Foothill Blvd 501-509 W Foothill Blvd Monrovia Retail 1924 5,800 90% 570 $38.93
925 W Foothill Blvd 925 W Foothill Blvd Monrovia Retail 1946 6,436 100% 0 $22.68
241 W Huntington Dr 241 W Huntington Dr Monrovia Retail 1961 16,000 100% 0 $23.40
300-352 W Huntington Dr 300-352 W Huntington Dr Monrovia Retail (Neighborhood Center) 1957 75,051 98% 1200 $19.92
432-464 W Huntington Dr 432-464 W Huntington Dr Monrovia Retail (Neighborhood Center) 1997 10,175 53% 4822 $35.40
500-660 W Huntington Dr 500-660 W Huntington Dr Monrovia Retail (Community Center) 1981 263,162 100% 0 $36.00
635-645 W Huntington Dr 635-645 W Huntington Dr Monrovia Retail 1986 4,789 100% 0 $18.00
929 W Huntington Dr 929 W Huntington Dr Monrovia Retail (Neighborhood Center) 1998 16,714 95% 858 $25.80
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103-113 E Lemon Ave 103-113 E Lemon Ave Monrovia Retail 1913 13,900 88% 1735 $17.28
107-109 W Lemon Ave 107-109 W Lemon Ave Monrovia Retail 1911 26,760 80% 5434 $20.39
120 W Lemon Ave 120 W Lemon Ave Monrovia Retail (Strip Center) 2008 8,856 88% 1107 $23.88
114-118 W Lime Ave 114-118 W Lime Ave Monrovia Retail 1960 30,000 81% 5568 $15.11
314-316 S Myrtle Ave 314-316 S Myrtle Ave Monrovia Retail 1919 10,700 100% 0 $20.18
405-409 S Myrtle Ave 405-409 S Myrtle Ave Monrovia Retail 1931 4,150 22% 3218 $22.50
505-507 S Myrtle Ave 505-507 S Myrtle Ave Monrovia Retail 1990 9,120 85% 1350 $21.48
519-521-1/2 S Myrtle Ave 519-521-1/2 S Myrtle Ave Monrovia Retail 1922 6,400 95% 332 $19.62
621-625 S Myrtle Ave 621-625 S Myrtle Ave Monrovia Retail 1928 4,336 100% 0 $17.70
511 Atlantic Blvd 511 Atlantic Blvd Monterey Park Retail 2009 3,900 38% 2,400 $21.00
141-145 N Atlantic Blvd 141-145 N Atlantic Blvd Monterey Park Retail (Neighborhood Center) 1958 79,093 90% 8,257 $34.73
633 N Atlantic Blvd 633 N Atlantic Blvd Monterey Park Retail 1940 1,650 0% 1,650 $35.76
601-605 S Atlantic Blvd 601-605 S Atlantic Blvd Monterey Park Retail 1962 2,500 74% 650 $30.00
720-750 S Atlantic Blvd 720-750 S Atlantic Blvd Monterey Park Retail (Strip Center) 1977 17,759 86% 2,499 $18.00
725-739 S Atlantic Blvd 725-739 S Atlantic Blvd Monterey Park Retail 1979 5,580 90% 550 $19.68
1988 S Atlantic Blvd 1988 S Atlantic Blvd Monterey Park Retail 4,000 0% 0 $42.00
1988 S Atlantic Blvd 1988 S Atlantic Blvd Monterey Park Retail 4,000 0% 0 $42.00
2022-2084 S Atlantic Blvd 2022-2084 S Atlantic Blvd Monterey Park Retail (Community Center) 1953 51,595 97% 1,498 $36.00
2063 S Atlantic Blvd 2063 S Atlantic Blvd Monterey Park Retail 1984 27,151 97% 850 $19.40
2067 S Atlantic Blvd 2067 S Atlantic Blvd Monterey Park Retail 1984 2,138 74% 560 $19.32
2079 S Atlantic Blvd 2079 S Atlantic Blvd Monterey Park Retail 1984 7,977 89% 890 $14.88
301 N Garfield Ave 301 N Garfield Ave Monterey Park Retail (Strip Center) 1986 9,417 92% 747 $32.04
201-215 S Garfield Ave 201-215 S Garfield Ave Monterey Park Retail 1961 15,927 78% 3,534 $24.00
532 S Garfield Ave 532 S Garfield Ave Monterey Park Retail 1957 450 0% 450 $26.64
200 Garvey Ave 200 Garvey Ave Monterey Park Retail 1984 13,218 94% 830 $17.28
321-327 E Garvey Ave 321-327 E Garvey Ave Monterey Park Retail (Strip Center) 1979 13,657 79% 2,910 $18.00
225 W Garvey 225 W Garvey Monterey Park Retail 1959 6,400 0% 6,400 $21.00
216 W Garvey Ave 216 W Garvey Ave Monterey Park Retail (Strip Center) 1986 18,270 96% 716 $22.44
634-694 W Garvey Ave 634-694 W Garvey Ave Monterey Park Retail (Strip Center) 1968 21,916 88% 2,672 $15.60
1790 W Garvey Ave 1790 W Garvey Ave Monterey Park Retail 2009 8,082 0% 8,082 $33.00
500 Markland Dr 500 Markland Dr Monterey Park Retail 14,269 0% 0 $30.00
603-605 N New Ave 603-605 N New Ave Monterey Park Retail (Strip Center) 1984 9,810 87% 1250 $24.00
1965 Potrero Grande Dr 1965 Potrero Grande Dr Monterey Park Retail (Strip Center) 1989 29,997 98% 750 $17.40
7508-7514 Garvey Ave 7508-7514 Garvey Ave Rosemead Retail 1939 2,578 100% 0 $28.32
7540 Garvey Ave 7540 Garvey Ave Rosemead Retail 1989 10,377 87% 1,320 $30.00
8717 Garvey Ave 8717 Garvey Ave Rosemead Retail (Strip Center) 1987 3,126 36% 2,000 $9.00
9011 Garvey Ave 9011 Garvey Ave Rosemead Retail 2011 3,546 1% 0 $34.35
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1316 San Gabriel Blvd 1316 San Gabriel Blvd Rosemead Retail 1986 3,700 0% 3700 $13.32
2249-2409 San Gabriel Blvd 2249-2409 San Gabriel Blvd Rosemead Retail (Strip Center) 1953 9,098 75% 2301 $15.65
3106 San Gabriel Blvd 3106 San Gabriel Blvd Rosemead Retail (Strip Center) 1985 8,287 75% 2080 $21.00
8901-8925 Valley Blvd 8901-8925 Valley Blvd Rosemead Retail 1946 11,928 85% 1800 $24.00
8941 Valley Blvd 8941 Valley Blvd Rosemead Retail 1984 14,748 79% 3150 $24.58
9049-9051 Valley Blvd 9049-9051 Valley Blvd Rosemead Retail 1935 2,520 76% 600 $24.00
9363 Valley Blvd 9363 Valley Blvd Rosemead Retail (Strip Center) 1991 1,200 0% 1200 $27.00
8518 E Valley Blvd 8518 E Valley Blvd Rosemead Retail 2008 30,000 65% 10474 $24.00
8632 E Valley Blvd 8632 E Valley Blvd Rosemead Retail (Strip Center) 1990 20,472 100% 0 $23.88
515-677 W Arrow Hwy 515-677 W Arrow Hwy San Dimas Retail (Neighborhood Center) 1986 118,267 57% 50,587 $14.52
552-670 W Arrow Hwy 552-670 W Arrow Hwy San Dimas Retail (Neighborhood Center) 1986 60,763 49% 30,957 $12.99
655 W Arrow Hwy 655 W Arrow Hwy San Dimas Retail (Neighborhood Center) 1989 28,365 100% 0 $16.80
667 W Arrow Hwy 667 W Arrow Hwy San Dimas Retail (Neighborhood Center) 1990 8,600 100% 0 $15.00
702-762 W Arrow Hwy 702-762 W Arrow Hwy San Dimas Retail (Strip Center) 1988 21,684 93% 1,500 $16.38
1301 W Arrow Hwy 1301 W Arrow Hwy San Dimas Retail (Strip Center) 2008 5,367 32% 3,667 $22.64
1371-1415 W Arrow Hwy 1371-1415 W Arrow Hwy San Dimas Retail (Neighborhood Center) 1980 13,500 84% 2,200 $15.00
114-156 E Bonita Ave 114-156 E Bonita Ave San Dimas Retail (Neighborhood Center) 1963 97,349 100% 0 $21.00
706-728 E Foothill Blvd 706-728 E Foothill Blvd San Dimas Retail (Strip Center) 1980 15,199 100% 0 $16.80
380 S San Dimas Ave 380 S San Dimas Ave San Dimas Retail 2008 9,680 32% 6598 $22.65
1112-1152 Via Verde Ave 1112-1152 Via Verde Ave San Dimas Retail (Neighborhood Center) 1980 27,714 71% 8138 $21.00
1172-1190 Via Verde Ave 1172-1190 Via Verde Ave San Dimas Retail (Neighborhood Center) 1981 14,938 49% 7640 $21.00
149 Village Ct 149 Village Ct San Dimas Retail (Community Center) 1991 14,160 100% 0 $9.00
173 Village Ct 173 Village Ct San Dimas Retail (Community Center) 2009 14,997 34% 9844 $18.00
186 Village Ct 186 Village Ct San Dimas Retail (Community Center) 1981 47,726 0% 47726 $15.00
825 E Broadway 825 E Broadway San Gabriel Retail 1939 4,174 100% 0 $18.00
702 S Del Mar Ave 702 S Del Mar Ave San Gabriel Retail (Strip Center) 1990 4,535 63% 1,670 $18.00
1900 S Del Mar Ave 1900 S Del Mar Ave San Gabriel Retail 2002 8,939 91% 770 $21.60
8204 Huntington Dr 8204 Huntington Dr San Gabriel Retail 2007 7,343 84% 1200 $42.00
8984 Huntington Dr 8984 Huntington Dr San Gabriel Retail 2005 4,355 61% 1687 $42.00
923-937 E Las Tunas Dr 923-937 E Las Tunas Dr San Gabriel Retail (Neighborhood Center) 1982 61,938 86% 8855 $21.55
1123-1155 E Las Tunas Dr 1123-1155 E Las Tunas Dr San Gabriel Retail (Strip Center) 1939 16,642 88% 1955 $15.60
1212 E Las Tunas Dr 1212 E Las Tunas Dr San Gabriel Retail 13,903 53% 6584 $18.00
1250 E Las Tunas Dr 1250 E Las Tunas Dr San Gabriel Retail 2004 23,050 50% 11525 $18.00
113 W Las Tunas Dr 113 W Las Tunas Dr San Gabriel Retail 1997 6,683 90% 700 $16.20
127 W Las Tunas Dr 127 W Las Tunas Dr San Gabriel Retail 1948 2,350 0% 2350 $16.20
205 W Las Tunas Dr 205 W Las Tunas Dr San Gabriel Retail 1955 3,250 0% 3250 $30.00
417-423 W Las Tunas Dr 417-423 W Las Tunas Dr San Gabriel Retail 1941 4,460 78% 1000 $14.40
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EXHIBIT IV-3ii

KEY COMPARABLES - RETAIL
MARKET AREA
FEBRUARY 2011

Shopping Year RBA Occupancy Listed Offerings
Building Address Address City Center Type Built (sf) Rate Size (sf) $/sf/Year

706 W Las Tunas Dr 706 W Las Tunas Dr San Gabriel Retail (Neighborhood Center) 1964 6,390 90% 650 $22.20
708 W Las Tunas Dr 708 W Las Tunas Dr San Gabriel Retail (Neighborhood Center) 1971 15,372 0% 15372 $10.80
831-841 W Las Tunas Dr 831-841 W Las Tunas Dr San Gabriel Retail (Strip Center) 1981 5,499 53% 2600 $30.00
307-309 Mission Dr 307-309 Mission Dr San Gabriel Retail 1950 1,943 7% 1800 $12.00
409-419 S Mission Dr 409-419 S Mission Dr San Gabriel Retail 1926 9,900 96% 350 $15.48
7260 Rosemead Blvd 7260 Rosemead Blvd San Gabriel Retail (Neighborhood Center) 1960 21,400 100% 0 $18.60
1100 San Gabriel Blvd 1100 San Gabriel Blvd San Gabriel Retail 1957 5,898 59% 2400 $14.76
102-120 N San Gabriel Blvd 102-120 N San Gabriel Blvd San Gabriel Retail (Neighborhood Center) 2006 32,079 90% 3100 $33.00
124-126 S San Gabriel Blvd 124-126 S San Gabriel Blvd San Gabriel Retail 1947 2,130 53% 1000 $18.00
201-205 S San Gabriel Blvd 201-205 S San Gabriel Blvd San Gabriel Retail 1952 5,402 63% 2000 $15.00
215 S San Gabriel Blvd 215 S San Gabriel Blvd San Gabriel Retail 25,500 0% 25500 $6.00
217 S San Gabriel Blvd 217 S San Gabriel Blvd San Gabriel Retail 1940 2,600 0% 2600 $13.80
284-288 S San Gabriel Blvd 284-288 S San Gabriel Blvd San Gabriel Retail 2007 27,390 96% 998 $21.00
330 S San Gabriel Blvd 330 S San Gabriel Blvd San Gabriel Retail 1947 1,250 0% 1250 $15.36
403-417 S San Gabriel Blvd 403-417 S San Gabriel Blvd San Gabriel Retail 1947 12,665 100% 0 $26.40
1101 S San Gabriel Blvd 1101 S San Gabriel Blvd San Gabriel Retail 1956 810 0% 810 $24.00
1512 S San Gabriel Blvd 1512 S San Gabriel Blvd San Gabriel Retail 1964 1,800 100% 0 $24.00
1816-1818 S San Gabriel Blvd 1816-1818 S San Gabriel Blvd San Gabriel Retail 1920 5,880 76% 1400 $15.48
101 E Valley Blvd 101 E Valley Blvd San Gabriel Retail 1936 18,768 100% 0 $34.13
230 E Valley Blvd 230 E Valley Blvd San Gabriel Retail 1995 5,406 77% 1250 $25.92
311 E Valley Blvd 311 E Valley Blvd San Gabriel Retail (Strip Center) 1985 9,000 100% 0 $21.00
432 E Valley Blvd 432 E Valley Blvd San Gabriel Retail 1946 8,140 85% 1200 $29.52
529-545 E Valley Blvd 529-545 E Valley Blvd San Gabriel Retail (Neighborhood Center) 2000 44,510 100% 0 $23.52
140 W Valley Blvd 140 W Valley Blvd San Gabriel Retail (Community Center) 1990 220,352 98% 3686 $37.50
227 W Valley Blvd 227 W Valley Blvd San Gabriel Retail (Neighborhood Center) 2003 54,368 100% 0 $26.52
250 W Valley Blvd 250 W Valley Blvd San Gabriel Retail (Neighborhood Center) 1993 58,300 87% 7477 $15.00
936-956 Huntington Dr 936-956 Huntington Dr San Marino Retail 1926 19,802 92% 1600 $27.00
2010 Huntington Dr 2010 Huntington Dr San Marino Retail 2007 10,101 1% 10000 $30.00
2130-2150 Huntington Dr 2130-2150 Huntington Dr San Marino Retail 1936 9,620 76% 2300 $24.00
2327 Huntington Dr 2327 Huntington Dr San Marino Retail 1946 3,000 50% 1500 $24.00
2952-2998 Huntington Dr 2952-2998 Huntington Dr San Marino Retail (Strip Center) 1949 27,192 72% 7590 $32.03
2537 Mission St 2537 Mission St San Marino Retail 1949 9,500 79% 1948 $40.20
90 N Baldwin Ave 90 N Baldwin Ave Sierra Madre Retail 1990 4,290 55% 1,950 $18.00
122 W Sierra Madre Blvd 122 W Sierra Madre Blvd Sierra Madre Retail 1947 8,250 87% 1,110 $21.00
1225 Durfee Ave 1225 Durfee Ave South El Monte Retail 1975 2,150 0% 2,150 $26.94
1931-1945 Durfee Ave 1931-1945 Durfee Ave South El Monte Retail (Strip Center) 1974 14,895 100% 0 $6.00
1934-1954 N Durfee Ave 1934-1954 N Durfee Ave South El Monte Retail 1960 49,271 96% 2,000 $27.00
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EXHIBIT IV-3ii

KEY COMPARABLES - RETAIL
MARKET AREA
FEBRUARY 2011

Shopping Year RBA Occupancy Listed Offerings
Building Address Address City Center Type Built (sf) Rate Size (sf) $/sf/Year

9661-9663 Garvey Ave 9661-9663 Garvey Ave South El Monte Retail (Neighborhood Center) 2006 32,550 94% 1,800 $18.00
1525 Peck Rd 1525 Peck Rd South El Monte Retail 11,484 0% 11,484 $24.00
1233 Santa Anita Ave 1233 Santa Anita Ave South El Monte Retail 72,000 93% 0 $33.90
2001 Santa Anita Ave 2001 Santa Anita Ave South El Monte Retail 2005 13,250 51% 6,470 $15.22
1855 Tyler Ave 1855 Tyler Ave South El Monte Retail 2007 9,509 66% 3,200 $9.00
2001 Tyler Ave 2001 Tyler Ave South El Monte Retail 1975 17,659 94% 980 $12.24
2806-2880 Tyler Ave 2806-2880 Tyler Ave South El Monte Retail 1956 26,046 54% 12,000 $7.92
4808 Baldwin Ave 4808 Baldwin Ave Temple City Retail 2009 12,000 82% 2,196 $18.00
9241-9251 Las Tunas Dr 9241-9251 Las Tunas Dr Temple City Retail (Strip Center) 1977 7,180 86% 1,000 $22.56
9465 Las Tunas Dr 9465 Las Tunas Dr Temple City Retail (Strip Center) 1987 19,966 89% 2,178 $19.68
9520 Las Tunas Dr 9520 Las Tunas Dr Temple City Retail 1936 6,600 56% 2,880 $19.20
9570-9578 Las Tunas Dr 9570-9578 Las Tunas Dr Temple City Retail 1924 3,650 100% 0 $21.60
9606 Las Tunas Dr 9606 Las Tunas Dr Temple City Retail (Strip Center) 1952 2,500 0% 2,500 $21.60
9608-9610 1/2 Las Tunas Dr 9608-9610 1/2 Las Tunas Dr Temple City Retail 1940 4,000 0% 3,999 $16.80
9611 Las Tunas Dr 9611 Las Tunas Dr Temple City Retail 1946 5,227 0% 5,227 $18.36
9906-9908 Las Tunas Dr 9906-9908 Las Tunas Dr Temple City Retail (Strip Center) 1988 9,392 52% 4,516 $17.40
9413-9417 Las Tunas Dr 9413-9417 Las Tunas Dr Temple City Retail 1930 13,686 66% 4,650 $14.24
6262 Rosemead Blvd 6262 Rosemead Blvd Temple City Retail 1972 4,050 100% 0 $24.00
6263-6275 Rosemead Blvd 6263-6275 Rosemead Blvd Temple City Retail 1986 4,228 72% 1,200 $23.40
5526 N Rosemead Blvd 5526 N Rosemead Blvd Temple City Retail 1947 1,691 100% 0 $22.20
6266-6272 N Rosemead Blvd 6266-6272 N Rosemead Blvd Temple City Retail (Strip Center) 1986 6,400 84% 1,000 $24.00
4819 Temple City Blvd 4819 Temple City Blvd Temple City Retail 1950 12,000 100% 0 $8.52
18734-18766 Amar Rd 18734-18766 Amar Rd Walnut Retail (Neighborhood Center) 1983 23,373 67% 7,680 $18.84
18790 Amar Rd 18790 Amar Rd Walnut Retail 2004 6,500 100% 0 $14.40
1569 S Fairway Dr 1569 S Fairway Dr Walnut Retail 2004 20,000 86% 2,850 $31.20
800 Francesca Dr 800 Francesca Dr Walnut Retail 1985 7,450 0% 7,450 $11.28
1247-1271 N Grand Ave 1247-1271 N Grand Ave Walnut Retail (Strip Center) 1987 19,992 91% 1,865 $27.60
308-388 Lemon Ave 308-388 Lemon Ave Walnut Retail (Neighborhood Center) 1983 75,229 87% 9,438 $15.92
300 N Lemon Ave 300 N Lemon Ave Walnut Retail (Neighborhood Center) 1990 6,366 100% 0 $30.00
330-352 N Lemon Ave 330-352 N Lemon Ave Walnut Retail (Neighborhood Center) 1983 33,397 93% 2,460 $21.99
352 N Lemon Ave 352 N Lemon Ave Walnut Retail (Neighborhood Center) 1983 12,100 100% 0 $21.00
20225 Valley Blvd 20225 Valley Blvd Walnut Retail 1987 13,616 65% 4,725 $12.60
20813 Valley Blvd 20813 Valley Blvd Walnut Retail 1983 3,000 0% 3,000 $12.00
20817-20845 E Valley Blvd 20817-20845 E Valley Blvd Walnut Retail 1986 15,593 84% 2,532 $14.40
19950 E Walnut Dr N 19950 E Walnut Dr N Walnut Retail 2006 14,000 64% 5,000 $23.40
1027-1047 E Amar Rd 1027-1047 E Amar Rd West Covina Retail (Neighborhood Center) 1988 34,361 77% 7,844 $18.00
1512 E Amar Rd 1512 E Amar Rd West Covina Retail (Neighborhood Center) 1968 129,496 81% 25,200 $16.50
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EXHIBIT IV-3ii

KEY COMPARABLES - RETAIL
MARKET AREA
FEBRUARY 2011

Shopping Year RBA Occupancy Listed Offerings
Building Address Address City Center Type Built (sf) Rate Size (sf) $/sf/Year

2330-2360 Azusa Ave 2330-2360 Azusa Ave West Covina Retail (Power Center) 2007 68,052 100% 0 $36.00
301-477 N Azusa Ave 301-477 N Azusa Ave West Covina Retail (Community Center) 1983 190,963 85% 29,576 $21.00
455 N Azusa Ave 455 N Azusa Ave West Covina Retail (Community Center) 1982 8,600 0% 8,600 $23.40
539-563 N Azusa Ave 539-563 N Azusa Ave West Covina Retail 1974 37,325 100% 0 $13.20
1410-1432 S Azusa Ave 1410-1432 S Azusa Ave West Covina Retail (Neighborhood Center) 1982 83,523 75% 21,040 $17.71
1426 S Azusa Ave 1426 S Azusa Ave West Covina Retail (Neighborhood Center) 1982 2,520 0% 2,520 $18.00
NEC Azusa Ave & Giambi Ln NEC Azusa Ave & Giambi Ln West Covina Retail 2,500 0% 0 $39.00
143 N Barranca St 143 N Barranca St West Covina Retail 2005 4,680 54% 2,144 $39.00
1700 W Covina Pky 1700 W Covina Pky West Covina Retail 1976 3,496 0% 3,496 $36.00
14638 Francisquito Ave 14638 Francisquito Ave West Covina Retail 1966 2,400 0% 2,400 $15.00
2122 W Francisquito Ave 2122 W Francisquito Ave West Covina Retail (Strip Center) 1986 5,807 83% 1,000 $21.00
2211-2249 E Garvey Ave N 2211-2249 E Garvey Ave N West Covina Retail (Neighborhood Center) 1989 71,866 55% 32,327 $18.00
2144 E Garvey Ave S 2144 E Garvey Ave S West Covina Retail 1957 1,296 77% 300 $13.80
1360 W Garvey Ave S 1360 W Garvey Ave S West Covina Retail (Strip Center) 1979 17,500 100% 0 $20.52
218-228 Glendora Ave 218-228 Glendora Ave West Covina Retail 1956 7,000 66% 2,400 $12.00
301 S Glendora Ave 301 S Glendora Ave West Covina Retail 1972 114,000 100% 0 $33.84
450-538 S Glendora Ave 450-538 S Glendora Ave West Covina Retail (Neighborhood Center) 1963 41,012 81% 7,900 $21.72
512-538 S Glendora Ave 512-538 S Glendora Ave West Covina Retail (Neighborhood Center) 1962 16,800 82% 3,050 $18.00
550 S Glendora Ave 550 S Glendora Ave West Covina Retail 9,872 81% 1,900 $24.57
841-853 S Glendora Ave 841-853 S Glendora Ave West Covina Retail 1974 11,937 83% 2,060 $15.34
935-1029 S Glendora Ave 935-1029 S Glendora Ave West Covina Retail (Neighborhood Center) 1981 125,000 86% 17,787 $26.53
100-150 N Grand Ave 100-150 N Grand Ave West Covina Retail (Neighborhood Center) 1981 44,831 94% 2,604 $19.80
1230 Lakes Dr 1230 Lakes Dr West Covina Retail 2005 7,400 100% 0 $24.00
3620-3670 S Nogales St 3620-3670 S Nogales St West Covina Retail (Neighborhood Center) 1979 109,492 100% 0 $25.06
2889 E Valley Blvd 2889 E Valley Blvd West Covina Retail 2004 8,754 70% 2,600 $21.24
501 S Vincent Ave 501 S Vincent Ave West Covina Retail (Community Center) 1977 66,736 85% 10,000 $12.00
501 S Vincent Ave 501 S Vincent Ave West Covina Retail (Community Center) 1977 66,736 85% 10,000 $12.00
1000-1050 W West Covina Pky 1000-1050 W West Covina Pky West Covina Retail (Neighborhood Center) 1990 87,625 94% 4,950 $27.00

Average: 1971.6 22,111 82% 4,080 $21.50

Source: Costar
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EXHIBIT IV-3iii

LOCATION - RETAIL
LOS ANGELES COUNTY

FEBRUARY 2011

Map: Google Maps

N

1197 W Arrow Hwy

1740 Huntington Dr

904-960 
Hamilton Rd

1155-1245 
Huntington Dr

621-651 E Arrow Hwy

791 E Arrow Hwy

900-962 E Alosta 
Ave

1000-1096 
Huntington Dr

1325-1329 
Huntington Dr

1430 Mountain Ave
680 E Alosta Ave

700 E Alosta Ave

1123-1175 E 
Alosta Ave

472-484 S Citrus Ave
123-495 E Gladstone St

459 S Azusa Ave

Older retail centers built in the 1980s 
typically achieve lease rates around 

$20/sf/year, while the newest retail centers 
can get rents up to $36/sf/year.
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EXHIBIT IV-3iv

POSITIONING - RETAIL
MARKET AREA
FEBRUARY 2011

Source:  CoStar; REIS; The Concord Group

$10 $12 $14 $16 $18 $20 $22 $24 $26 $28 $30 $32 $34 $36 $38 $40

904-960 Hamilton Rd, Duarte

1000-1096 Huntington Dr, Duarte

1155-1245 Huntington Dr, Duarte

1325-1329 Huntington Dr, Duarte

1740 Huntington Dr, Duarte

1430 Mountain Ave, Duarte

680 E Alosta Ave, Azusa

700 E Alosta Ave, Azusa

900-962 E Alosta Ave, Azusa

1123-1175 E Alosta Ave, Azusa

621-651 E Arrow Hwy, Azusa

791 E Arrow Hwy, Azusa

1197 W Arrow Hwy, Azusa

459 S Azusa Ave, Azusa

472-484 S Citrus Ave, Azusa

123-495 E Gladstone St, Azusa

Key Comparables

Other Comparables

Recommendations

Lease Rate ($/sf/Year)

Given Irwindale's location along major 
transportation corridors and strong household 
incomes, new retail construction in the city 

could achieve lease rates at only a slight 
discount to similar new centers in Azusa.
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EXHIBIT IV-3v

LAND SALE COMPARABLES - RETAIL
MARKET AREA

2009 THROUGH 2010 - TWO YEARS

Development Name/ Product Sale Sale/List Price
Address Description Buyer Seller City Type Date Acres SF Total Per Acre Per SF

8614 Valley Blvd Sen Won LLC Triple H Properties LLC Rosemead Hold Jan-10 3.37 146,797 $8,800,000 $2,611,276 $59.95
809 N Azusa Ave Target Corporation City Of Azusa Azusa Retail Oct-09 4.25 185,130 $7,000,000 $1,647,059 $37.81
600 E Valley Blvd (2 Properties) San Gabriel Superstore Center Wai-Meng Trust Mcleod John D Trust San Gabriel Dec-09 1.73 75,359 $6,200,000 $3,583,815 $82.27
231-249 W Main St Casita De Zen LLC Alhambra Redevelopment Agency Alhambra Mixed Use Apr-10 1.19 51,836 $4,000,000 $3,361,345 $77.17
915 E Arrow Hwy Ground Lease for CVS Eugene & Shirley Hsu Revocable Trust Jeanne Fontana Irrevocable Trust Azusa Retail Sep-10 1.25 54,450 $3,350,000 $2,680,000 $61.52
236-244 Winchester Pl San Gabriel Square LLC Huntington Garden Plaza LLC San Gabriel Hold Nov-10 1.6 69,696 $2,420,000 $1,512,500 $34.72
405 Auto Center Dr Norm's Restaurant HFP, Ltd. Claremont Restaurant Mar-10 1.32 57,499 $2,025,684 $1,534,609 $35.23

Total: 14.7 640,768 $33,795,684
Weighted Average: 2.1 91,538 $4,827,955 $2,297,463 $52.74
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EXHIBIT IV-4i

LEASE RATES AND VACANCY - OFFICE
IRWINDALE, MARKET AREA AND LOS ANGELES COUNTY

2000 THROUGH 3Q10

Annual Quarterly
Office 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 L4Q 4Q09 1Q10 2Q10 3Q10

Irwindale*
Lease Rate $19.99 $18.60 $18.60 na $16.81 $16.81 $17.21 $18.60 $18.62 $18.40 $18.77 $18.40 $18.56 $18.93 $19.18

% Growth -7% 0% na na 0% 2% 8% 0% -1% 1% 1% 2% 1%
Vacancy 56.8% 26.8% 27.7% 37.8% 33.0% 32.1% 14.5% 14.5% 18.2% 25.7% 25.9% 25.7% 27.4% 26.5% 24.0%

MA
Lease Rate $19.53 $19.41 $20.23 $21.86 $20.15 $21.06 $22.09 $25.02 $24.36 $23.19 $23.23 $23.19 $23.39 $23.10 $23.25

% Growth -1% 4% 8% -8% 5% 5% 13% -3% -5% -5% 1% -1% 1%
Vacancy 9.1% 6.8% 8.1% 7.7% 7.8% 5.7% 4.5% 4.2% 7.2% 8.2% 7.7% 8.2% 7.2% 7.6% 7.7%

Los Angeles County
Lease Rate $23.82 $25.44 $24.34 $24.47 $24.24 $25.49 $27.74 $31.30 $31.70 $29.16 $28.71 $29.16 $28.83 $28.65 $28.22

% Growth 7% -4% 1% -1% 5% 9% 13% 1% -8% -9% -1% -1% -2%
Vacancy 10.4% 11.3% 11.8% 11.2% 10.0% 7.8% 7.0% 7.4% 9.5% 11.4% 11.8% 11.4% 11.8% 11.9% 12.1%

Source:  CoStar; Reis
Note: * Irwindale data incomplete due to small sample size
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3Q office lease rates were down 7%-10% in the Market Area and
County, while vacancy remained high.
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EXHIBIT IV-4ii

KEY COMPARABLES - OFFICE
MARKET AREA
FEBRUARY 2011

Year RBA Occupancy Avg Floor Avg Bldg.
Business Park/Building Name Address City Built (sf) Rate Size (sf) $/sf/Year Class

Recommendations Irwindale - 2010 - - $18

Key Comparables

Sunset Plaza B 15855 E Edna Pl Irwindale 1956 7,746 95% 7,746 $13.64 C
Sunset Plaza B 15859 E Edna Pl Irwindale 1956 8,000 77% 8,000 $13.64 C
5200 Irwindale Ave / Bldg 1 5200 Irwindale Ave Irwindale 1990 42,814 87% 15,962 $21.00 B
Foothill Office Plaza 6520 Irwindale Ave Irwindale 1990 20,960 88% 10,480 $21.60 B
Santa Teresita Medical Center 819-931 Buena Vista St Duarte 1988 82,901 0% 7,500 $18.00 C
Royal Oaks Medical Center 924 Buena Vista St Duarte 1966 10,000 85% 5,000 $16.80 C
Buena Vista Avenue 1217 Buena Vista St Duarte 1988 11,000 58% 5,500 $16.80 C
Duarte Medical and Dental Center 1227 Buena Vista St Duarte 1958 5,560 100% 5,560 $16.68 C
1151 W 5th St 1151 W 5th St Azusa 1948 30,000 100% 15,000 $19.80 B
The Atrium B 1303 W Optical Dr Azusa 1987 92,309 0% 30,769 $23.40 A

Average: 1973 31,129 38% 11,152 $20.10

Other Comparables

1212 S Atlantic Blvd Fo1212 S Atlantic Blvd Alhambra 2006 10,000 57% 4,151 $19.00 B
The Alhambra / B-1 B 1000 S Fremont Ave Alhambra 1974 44,160 42% 11,383 $26.53 B
The Alhambra / B-1 B 1000 S Fremont Ave Alhambra 1974 44,160 42% 11,383 $26.53 B
The Alhambra / B-1 0 1000 S Fremont Ave Alhambra 1974 44,160 42% 11,383 $26.53 B
The Alhambra / B-1 B 1000 S Fremont Ave Alhambra 1974 44,160 42% 11,383 $26.53 B
The Alhambra / B-1 B 1000 S Fremont Ave Alhambra 1974 44,160 42% 11,383 $26.53 B
The Alhambra / B-1 B 1000 S Fremont Ave Alhambra 1974 44,160 42% 11,383 $26.53 B
The Alhambra / B-1 1000 S Fremont Ave Alhambra 1974 44,160 42% 11,383 $26.53 B
The Alhambra / B-1 # 1000 S Fremont Ave Alhambra 1974 44,160 42% 11,383 $26.53 B
The Alhambra / B-1 # 1000 S Fremont Ave Alhambra 1974 44,160 42% 11,383 $26.53 B
The Alhambra / B-1 # 1000 S Fremont Ave Alhambra 1974 44,160 42% 11,383 $26.53 B
506 N Garfield Ave # 506 N Garfield Ave Alhambra 1993 11,056 87% 5,528 $18.60 B
La Plaza De Alhambra # 200 S Garfield Ave Alhambra 1982 25,555 98% 8,518 $24.00 B
320 S Garfield Ave # 320 S Garfield Ave Alhambra 1988 31,788 96% 10,596 $21.60 B
425-427 S Garfield Ave # 425-427 S Garfield Ave Alhambra 1946 2,426 100% 2,426 $15.00 C
Garfield Bldg # 801 S Garfield Ave Alhambra 1973 26,500 94% 9,200 $24.00 B
806 S Garfield Ave # 806 S Garfield Ave Alhambra 1959 2,500 100% 2,500 $18.00 C
1041 S Garfield Ave # 1041 S Garfield Ave Alhambra 1987 16,838 94% 10,385 $16.43 B
1212 S Garfield Ave # 1212 S Garfield Ave Alhambra 1957 2,000 0% 2,000 $24.00 C
1216 S Garfield Ave # 1216 S Garfield Ave Alhambra 1986 6,210 82% 3,505 $24.00 C
19 S Garfield St # 19 S Garfield St Alhambra 1989 7,000 70% 3,500 $16.02 C
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EXHIBIT IV-4ii

KEY COMPARABLES - OFFICE
MARKET AREA
FEBRUARY 2011

Year RBA Occupancy Avg Floor Avg Bldg.
Business Park/Building Name Address City Built (sf) Rate Size (sf) $/sf/Year Class

100 E Huntington Dr # 100 E Huntington Dr Alhambra 1958 21,962 39% 10,981 $22.20 B
Freemont Center # 2550 Main St Alhambra 1985 25,706 89% 8,300 $20.75 B
1001 E Main St # 1001 E Main St Alhambra 1950 3,203 100% 3,203 $26.28 C
1237 E Main St # 1237 E Main St Alhambra 1951 22,000 9% 22,000 $18.00 C
Alhambra Commercial Center # 600 W Main St Alhambra 1933 21,600 92% 10,800 $14.63 C
2724 W Main St # 2724 W Main St Alhambra 1962 2,460 57% 2,460 $21.75 C
Valley Court # 2 E Valley Blvd Alhambra 1984 14,843 91% 7,421 $19.93 B
Empire Bldg # 388 E Valley Blvd Alhambra 2004 55,000 85% 27,500 $30.64 B
FAR Pacific International Center 1609 W Valley Blvd Alhambra 1990 28,520 61% 9,506 $27.00 B
2436 W Valley Blvd 2436 W Valley Blvd Alhambra 1961 2,014 0% 2,014 $16.68 C
500 N 1st Ave 500 N 1st Ave Arcadia 1980 8,190 89% 4,095 $15.00 B
511 S 1st Ave 511 S 1st Ave Arcadia 1959 3,536 72% 3,536 $15.60 C
715 S 1st Ave 715 S 1st Ave Arcadia 2008 7,500 67% 2,253 $18.00 B
1010 S Baldwin Ave 1010 S Baldwin Ave Arcadia 1959 6,177 91% 3,510 $21.24 C
Dootson Business Park 11625-11629 Clark St Arcadia 1990 5,680 100% 2,840 $15.00 C
550 W Duarte Rd 550 W Duarte Rd Arcadia 1967 7,800 87% 5,951 $12.00 C
Arcadia Medical Campus 622 W Duarte Rd Arcadia 1980 32,160 90% 10,000 $36.00 B
Arcadia Medical Campus 623 W Duarte Rd Arcadia 1961 11,371 77% 5,685 $28.80 C
Arcadia Medical Campus 624 W Duarte Rd Arcadia 1976 18,600 87% 9,000 $36.00 B
West Arcadia Professional Bldg 735 W Duarte Rd Arcadia 1964 19,920 95% 4,980 $16.68 B
805 W Duarte Rd 805 W Duarte Rd Arcadia 1978 18,000 66% 18,000 $23.92 C
314 N First St 314 N First St Arcadia 1928 2,950 34% 1,833 $19.80 C
20 E Foothill Blvd 20 E Foothill Blvd Arcadia 1980 25,000 65% 12,500 $22.20 C
Arcadia Professional Building 41 E Foothill Blvd Arcadia 1981 14,174 92% 7,087 $20.40 B
World Harvest Center 301 E Foothill Blvd Arcadia 1986 11,306 91% 5,824 $28.20 B
324 E Foothill Blvd 324 E Foothill Blvd Arcadia 1920 10,000 74% 5,000 $15.35 C
351 E Foothill Blvd 351 E Foothill Blvd Arcadia 1978 7,867 82% 5,295 $18.60 B
11 E Huntington Dr 11 E Huntington Dr Arcadia 1944 3,800 0% 3,800 $18.96 C
Arcadia Citicenter 55 E Huntington Dr Arcadia 1988 26,445 73% 8,815 $21.60 B
133-137 E Huntington Dr 133-137 E Huntington Dr Arcadia 1946 11,274 29% 5,500 $15.00 C
Arcadia Landmark 411 E Huntington Dr Arcadia 1991 73,000 87% 29,108 $23.87 B
Arcadia Gateway Center-Plaza 440 440 E Huntington Dr Arcadia 1988 64,691 96% 15,000 $27.00 A
130 W Huntington Dr 130 W Huntington Dr Arcadia 2011 78,000 0% 26,000 $32.40 B
Nevis Homes 650 W Huntington Dr Arcadia 1989 25,105 100% 12,552 $33.00 C
1201 W Huntington Dr 1201 W Huntington Dr Arcadia 1962 10,064 92% 5,032 $21.07 C
1245 W Huntington Dr 1245 W Huntington Dr Arcadia 1976 18,118 100% 9,059 $21.00 C
118 Las Tunas Dr 118 Las Tunas Dr Arcadia 2000 3,811 60% 3,811 $22.80 B
556 Las Tunas Dr 556 Las Tunas Dr Arcadia 1991 13,325 75% 6,700 $26.87 C
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601 Las Tunas Dr 601 Las Tunas Dr Arcadia 1969 13,735 81% 13,735 $21.61 B
4125 Live Oak Ave 4125 Live Oak Ave Arcadia 1954 2,115 63% 2,114 $21.09 C
135 E Live Oak Ave 135 E Live Oak Ave Arcadia 1982 18,516 90% 9,258 $19.20 C
Live Oak Professional & Business Center 159 E Live Oak Ave Arcadia 1984 12,876 62% 6,438 $19.80 C
4115 E Live Oak Ave 4115 E Live Oak Ave Arcadia 1979 7,029 65% 7,029 $16.66 C
618 Michillinda Ave 618 Michillinda Ave Arcadia 1966 255,384 94% 104,420 $24.00 B
Santa Anita Professional 25-75 N Santa Anita Ave Arcadia 1958 24,363 79% 24,363 $22.20 B
Towne Center Bldg 150 N Santa Anita Ave Arcadia 1971 81,368 88% 10,976 $23.40 A
333 N Santa Anita Ave 333 N Santa Anita Ave Arcadia 1972 14,500 80% 14,500 $13.92 B
909 S Santa Anita Ave 909 S Santa Anita Ave Arcadia 1955 11,826 56% 11,826 $18.57 C
30 E Santa Clara St 30 E Santa Clara St Arcadia 1987 9,000 76% 4,500 $18.60 B
Pacifica Sur Medical Group 4318 Maine Ave Baldwin Park 2010 5,168 63% 5,873 $24.00 B
669 2nd Ave 669 2nd Ave Covina 1984 3,752 23% 1,876 $16.20 C
535 S 2nd Ave 535 S 2nd Ave Covina 1955 16,600 0% 16,600 $15.60 C
643 S 2nd Ave 643 S 2nd Ave Covina 1965 5,400 56% 2,700 $13.56 C
315 3rd Ave 315 3rd Ave Covina 1990 35,435 82% 11,811 $28.20 C
919 N Azusa Ave 919 N Azusa Ave Covina 1966 2,000 0% 2,000 $12.00 C
961 N Azusa Ave 961 N Azusa Ave Covina 1953 5,881 96% 2,940 $18.00 C
137-147 E Badillo 137-147 E Badillo Covina 1954 4,200 52% 4,200 $19.50 C
203-227 E Badillo St 203-227 E Badillo St Covina 1978 15,626 0% 15,626 $15.00 C
973 E Badillo St 973 E Badillo St Covina 1986 12,214 87% 7,139 $16.20 B
Occidental Plaza 1041 W Badillo Ave Covina 1988 40,000 89% 20,000 $23.40 B
300 W Badillo St 300 W Badillo St Covina 1936 4,520 60% 4,520 $12.00 C
320 W Badillo St 320 W Badillo St Covina 1992 7,500 100% 3,750 $15.60 C
410 W Badillo St 410 W Badillo St Covina 1964 5,280 50% 2,906 $18.00 C
546 W Badillo St 546 W Badillo St Covina 1971 6,015 57% 6,015 $24.00 C
Eastland Security Bldg 599 S Barranca Ave Covina 1964 27,038 96% 8,000 $9.60 C
800 S Barranca Ave 800 S Barranca Ave Covina 1981 89,933 87% 17,987 $24.69 A
Royale Oaks Office Park 1272 Center Court Dr Covina 1961 7,552 64% 3,776 $15.00 C
Royale Oaks Office Park 1274 Center Court Dr Covina 1980 7,089 42% 3,545 $15.00 B
100 S Citrus Ave 100 S Citrus Ave Covina 1970 16,372 83% 7,048 $15.60 C
149 W College St 149 W College St Covina 1953 3,909 78% 3,909 $21.00 C
236 W College St 236 W College St Covina 1969 2,300 0% 2,300 $20.40 C
College Street Medical Building 246 W College St Covina 1961 13,920 86% 4,640 $18.00 C
Garvey Square / Village Oaks Office Prk 1270 E Garvey Ave N Covina 1985 12,857 83% 6,428 $15.00 B
1175 E Garvey St 1175 E Garvey St Covina 1987 8,500 86% 4,231 $17.40 C
977-979 N Grand Ave 977-979 N Grand Ave Covina 7,500 12% 7,500 $15.00 C
Covina Technology Center / Bldg A 1325 N Grand Ave Covina 1979 42,469 26% 42,469 $13.20 B
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Covina Technology Center / Bldg B 1343 N Grand Ave Covina 1999 25,878 60% 12,939 $14.40 B
400-414 S Grand Ave 400-414 S Grand Ave Covina 1976 15,568 0% 15,568 $15.00 C
576-598 S Grand Ave 576-598 S Grand Ave Covina 1985 15,000 100% 15,000 $15.00 B
Covina Corporate Center 818 S Oak Park Rd Covina 1983 26,054 40% 13,027 $11.88 B
Oak Park Business Center 858 S Oak Park Rd Covina 1987 20,732 56% 10,366 $11.40 B
Village Oaks 861 S Oak Park Rd Covina 1981 5,522 0% 2,761 $9.36 C
Village Oaks 1037 Park View Dr Covina 1985 12,232 100% 6,116 $18.00 B
Professional Garden Office Bldg 1074 Park View Dr Covina 1983 15,176 40% 7,588 $16.20 B
274 E Rowland Ave 274 E Rowland Ave Covina 1956 3,541 80% 3,541 $17.16 C
339-345 E Rowland Ave 339-345 E Rowland Ave Covina 1965 7,440 0% 7,440 $16.20 C
Studio 7 Bldg 261-269 E Rowland St Covina 1956 4,485 71% 4,485 $15.00 C
Morning Star Business Center 302 E San Bernardino Rd Covina 1981 13,377 89% 7,500 $14.69 C
401-403 E San Bernardino Rd 401-403 E San Bernardino Rd Covina 1952 4,138 67% 4,138 $8.88 C
723 E San Bernardino Rd 723 E San Bernardino Rd Covina 1962 4,498 78% 4,498 $14.40 C
1109 W San Bernardino Rd 1109 W San Bernardino Rd Covina 1978 10,100 98% 5,050 $13.80 C
571 S San Jose Ave 571 S San Jose Ave Covina 1962 6,270 100% 6,270 $18.00 C
Eastland Business Park 750 Terrado Plz Covina 1974 60,006 94% 30,003 $16.80 B
861 Village Oaks Dr 861 Village Oaks Dr Covina 1980 19,058 75% 8,143 $18.00 B
Eastland Professional Bldg 271-281 E Workman St Covina 1962 21,617 67% 10,808 $19.20 C
2923-2929 Durfee Ave 2923-2929 Durfee Ave El Monte 1961 5,004 40% 5,004 $9.96 C
2648 N Durfee Ave 2648 N Durfee Ave El Monte 1992 7,351 100% 3,675 $14.40 B
Flair Business Park North / Flair North Bldg 1 3360 Flair Dr El Monte 1980 24,200 79% 27,790 $20.40 B
Flair Business Park North / Flair North Bldg 2 3380 Flair Dr El Monte 1980 33,183 65% 16,592 $20.40 B
Flair Park Professional Center 9660 Flair Dr El Monte 1974 29,960 86% 9,000 $21.00 B
9680 Flair Dr 9680 Flair Dr El Monte 1966 8,000 100% 8,000 $18.00 C
Merced Medical Building 9939 E Garvey Ave El Monte 1984 5,322 62% 2,661 $23.70 C
Embassy Plaza 4026 Peck Rd El Monte 1988 5,900 100% 3,096 $30.00 C
4342 Peck Rd 4342 Peck Rd El Monte 1948 2,600 65% 2,600 $18.72 C
Rosemead Springs Business Center 3200 Rosemead Blvd El Monte 1979 11,582 0% 5,791 $19.80 B
El Monte Medical Center 3131-3141 Santa Anita Ave El Monte 1954 35,650 58% 17,825 $9.60 C
3144 Santa Anita Ave 3144 Santa Anita Ave El Monte 1986 22,320 100% 11,160 $22.80 C
Airport Business Park /  Bldg 1 4399 Santa Anita Ave El Monte 1987 31,942 88% 15,971 $22.80 A
Airport Business Park /  Bldg 2 4401 Santa Anita Ave El Monte 1987 31,543 87% 15,771 $22.80 B
4424 N Santa Anita Ave 4424 N Santa Anita Ave El Monte 2006 8,000 89% 4,000 $16.20 B
Arbor Courtyard Business Park 9420 Telstar Ave El Monte 1975 27,896 93% 13,948 $15.60 B
Telstar Business Park /  Bldg 2 9690 Telstar Ave El Monte 1978 16,018 84% 16,018 $12.00 C
10505 Valley Blvd 10505 Valley Blvd El Monte 1973 60,197 100% 30,099 $11.95 B
El Monte Executive Plaza 11100 Valley Blvd El Monte 1980 58,086 97% 19,362 $21.60 B
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11227-11229 Valley Blvd 11227-11229 Valley Blvd El Monte 1957 7,121 52% 3,560 $14.59 C
11411 Valley Blvd 11411 Valley Blvd El Monte 1977 10,000 0% 10,000 $15.00 C
509 E Arrow Hwy 509 E Arrow Hwy Glendora 1962 6,026 0% 3,013 $22.20 C
800 E Arrow Hwy 800 E Arrow Hwy Glendora 1985 10,000 100% 10,000 $11.40 C
415 W Carroll Ave 415 W Carroll Ave Glendora 1977 12,000 92% 6,000 $12.00 C
2001 E Financial Way 2001 E Financial Way Glendora 1987 19,419 49% 9,709 $23.40 B
2020 E Financial Way 2020 E Financial Way Glendora 1985 15,156 79% 7,578 $23.40 B
2605 E Foothill Blvd 2605 E Foothill Blvd Glendora 1981 4,167 49% 4,167 $15.00 C
640 W Foothill Blvd 640 W Foothill Blvd Glendora 1962 8,000 31% 8,000 $19.35 C
Diamond Ridge Marketplace 1343 E Gladstone St Glendora 2008 24,250 22% 8,083 $11.88 B
211 S Glendora Ave 211 S Glendora Ave Glendora 1979 4,314 63% 4,314 $13.56 C
The Derby Bldg 217-223 S Glendora Ave Glendora 1984 9,020 82% 4,600 $19.20 C
220 S Glendora Ave 220 S Glendora Ave Glendora 1980 4,300 92% 2,031 $16.68 C
Foothill Independent Bank 510 S Grand Ave Glendora 1980 24,462 91% 8,000 $11.88 B
1139-1155 S Grand Ave 1139-1155 S Grand Ave Glendora 1981 8,284 88% 4,142 $11.88 C
150 E Meda Ave 150 E Meda Ave Glendora 1966 14,000 100% 7,000 $17.33 B
903 Route 66 903 Route 66 Glendora 1980 10,500 40% 5,250 $21.00 C
2100 Route 66 2100 Route 66 Glendora 50,000 50% 25,000 $20.64 B
Martindale Professional Plaza 1340 E Route 66 Glendora 1990 21,612 90% 10,806 $18.00 B
1905 E Route 66 1905 E Route 66 Glendora 1981 14,000 61% 7,000 $17.40 B
Whiting Business Center 2030 E Route 66 Glendora 1981 4,770 75% 2,385 $13.44 C
Glendora Courtyard 2220 E Route 66 Glendora 1988 30,058 100% 15,029 $19.35 B
Huntington East Medical 130 W Route 66 Glendora 1982 49,474 80% 17,397 $13.44 B
Glendora Center 121-127 W Route 66 Ave Glendora 1955 8,986 32% 8,986 $21.00 B
15330 Amar Rd 15330 Amar Rd La Puente 2000 6,570 75% 6,570 $16.20 C
322 N Azusa Ave 322 N Azusa Ave La Puente 2009 13,392 66% 6,696 $18.00 B
126 Glendora Ave 126 Glendora Ave La Puente 1977 2,200 0% 2,200 $13.68 C
Midway Valley Medical Clinic 13404 Valley Blvd La Puente 1968 5,369 61% 2,684 $12.00 C
721 W Duarte Rd 721 W Duarte Rd Monrovia 1966 2,700 44% 1,462 $12.00 C
Canyon Professional Building 248 E Foothill Blvd Monrovia 1981 10,608 76% 5,304 $19.20 B
212-218 W Foothill Blvd 212-218 W Foothill Blvd Monrovia 1968 6,900 75% 3,450 $12.00 B
100 E Huntington Dr 100 E Huntington Dr Alhambra 1958 21,962 39% 10,981 $22.20 B
101-121 E Huntington Dr 101-121 E Huntington Dr Monrovia 1986 115,636 100% 57,818 $19.80 B
201 E Huntington Dr 201 E Huntington Dr Monrovia 2001 16,500 82% 8,250 $23.40 B
Huntington Plaza 222 E Huntington Dr Monrovia 1988 121,873 94% 60,936 $27.00 A
404-408 E Huntington Dr 404-408 E Huntington Dr Monrovia 1986 60,206 96% 30,103 $24.00 B
602-606 E Huntington Dr 602-606 E Huntington Dr Monrovia 1985 58,326 88% 29,163 $27.00 B
831 E Huntington Dr 831 E Huntington Dr Monrovia 2008 20,532 90% 10,266 $21.00 B
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Headquarters Bldg 111 W Lemon Monrovia 1989 47,976 51% 16,075 $27.00 B
133-135 W Lemon Ave 133-135 W Lemon Ave Monrovia 1932 7,998 81% 7,998 $20.40 B
134-140 W Lime Ave 134-140 W Lime Ave Monrovia 1950 8,745 100% 7,347 $17.04 C
Huntington Office Centre 1333 S Mayflower Ave Monrovia 1982 86,000 89% 21,500 $27.00 B
Myrtle Olive Business Park 701 S Myrtle Ave Monrovia 1979 25,162 75% 25,162 $19.20 C
Landmark Center 111 N Atlantic Blvd Monterey Park 1986 94,698 63% 31,566 $18.00 C
331 N Atlantic Blvd 331 N Atlantic Blvd Monterey Park 1977 65,010 100% 32,000 $27.00 B
Mar Plaza 419-423 N Atlantic Blvd Monterey Park 1951 44,931 94% 22,465 $21.57 C
Monterey Park Mall 428 S Atlantic Blvd Monterey Park 1979 22,500 38% 7,120 $28.71 B
Atlantic Professional Bldg 809 S Atlantic Blvd Monterey Park 1999 11,766 96% 3,922 $21.12 B
820-822 S Atlantic Blvd 820-822 S Atlantic Blvd Monterey Park 1956 2,374 28% 2,374 $22.80 C
Atlantic Center 861-887 S Atlantic Blvd Monterey Park 1967 22,525 87% 22,525 $19.80 B
Atlantic Plaza 913-943 S Atlantic Blvd Monterey Park 1981 36,080 99% 18,040 $17.88 C
Galleria Monterey 2071-2089 S Atlantic Blvd Monterey Park 1984 20,241 85% 6,747 $15.60 B
2085 S Atlantic Blvd 2085 S Atlantic Blvd Monterey Park 1984 650 0% 650 $17.52 B
LA Corporate Center 2525 Corporate Pl Monterey Park 1986 76,637 89% 38,319 $23.40 B
Los Angeles Corporate Center 901 Corporate Center Dr Monterey Park 1986 100,890 76% 20,155 $24.90 A
LA Corporate Center 1000 Corporate Center Dr Monterey Park 1983 115,513 90% 19,532 $28.80 A
LA Corporate Center 1100 Corporate Center Dr Monterey Park 1988 40,000 91% 20,000 $23.40 B
LA Corporate Center 1200 Corporate Center Dr Monterey Park 1986 84,480 92% 28,160 $28.80 A
LA Corporate Center 1255 Corporate Center Dr Monterey Park 1984 79,428 60% 19,857 $27.00 A
Cupania Circle 1-25 Cupania Cir Monterey Park 1972 54,227 94% 54,227 $15.00 B
210 N Garfield Ave 210 N Garfield Ave Monterey Park 1986 13,600 93% 7,000 $24.00 B
United Medical Center 223 N Garfield Ave Monterey Park 1986 22,294 95% 7,431 $30.00 B
228 N Garfield Ave 228 N Garfield Ave Monterey Park 2002 9,869 88% 3,976 $26.40 C
420 N Garfield Ave 420 N Garfield Ave Monterey Park 1994 10,867 70% 5,433 $24.00 B
Garfield Professional 616 N Garfield Ave Monterey Park 1963 18,315 92% 4,578 $22.20 C
511-515 E Garvey Ave 511-515 E Garvey Ave Monterey Park 1992 6,072 86% 3,036 $28.02 C
201 W Garvey Ave 201 W Garvey Ave Monterey Park 1997 28,499 79% 9,500 $36.00 B
Wintech Plaza 660 Monterey Pass Rd Monterey Park 1960 12,960 66% 12,158 $15.00 C
Wintech Plaza 670 Monterey Pass Rd Monterey Park 1959 18,050 100% 23,082 $15.00 C
Bldg B 233 E Pomona Blvd Monterey Park 1954 2,900 100% 2,900 $9.60 C
Bldg B 233 E Pomona Blvd Monterey Park 1954 2,900 100% 2,900 $9.60 C
1749 Potrero Grande Dr 1749 Potrero Grande Dr Monterey Park 1982 9,960 100% 5,506 $27.00 B
Hakka Foundation 2100 Saturn St Monterey Park 2004 30,366 73% 10,122 $21.00 B
3257 Del Mar Ave 3257 Del Mar Ave Rosemead 1991 4,000 81% 2,000 $19.20 C
1305 San Gabriel Blvd 1305 San Gabriel Blvd Rosemead 6,102 51% 3,050 $21.00 C
Vip Plaza 2209-2215 San Gabriel Blvd Rosemead 1992 8,059 67% 4,579 $16.88 C
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Rosemead Professional Office Building 2630 San Gabriel Blvd Rosemead 2004 9,530 89% 4,765 $19.20 B
9428 Valley Blvd 9428 Valley Blvd Rosemead 2003 9,000 78% 4,500 $36.00 B
Arrow Highway Corporate / Bldg H-I 160-168 E Arrow Hwy San Dimas 2006 20,729 47% 10,364 $19.20 B
San Dimas Business Park 403 E Arrow Hwy San Dimas 1987 12,550 82% 12,549 $12.00 C
133 E Bonita Ave 133 E Bonita Ave San Dimas 1999 14,200 95% 7,100 $13.20 B
464 E Bonita Ave 464 E Bonita Ave San Dimas 1980 5,343 100% 2,671 $11.88 C
237 W Bonita Ave 237 W Bonita Ave San Dimas 1980 7,350 52% 3,675 $14.81 C
451 W Bonita Ave 451 W Bonita Ave San Dimas 1978 15,000 93% 7,500 $13.20 C
500 W Bonita Ave 500 W Bonita Ave San Dimas 1980 8,390 75% 4,195 $12.86 C
Walnut Creek Business Park 674-692 Cliffside Dr San Dimas 1983 4,348 0% 4,348 $19.20 C
1173 N Dixie Dr 1173 N Dixie Dr San Dimas 1986 7,896 100% 3,948 $15.00 C
Canyon Trail Plaza Business Prk / Bldg B 373 E Foothill Blvd San Dimas 2008 2,000 100% 2,000 $25.20 B
Canyon Trail Plaza Business Prk / Bldg C 413 E Foothill Blvd San Dimas 2008 2,299 40% 2,299 $25.20 B
Canyon Trail Plaza Business Prk / Bldg D 433 E Foothill Blvd San Dimas 2008 3,384 76% 3,384 $25.20 B
448 E Foothill Blvd 448 E Foothill Blvd San Dimas 1983 10,798 76% 5,399 $17.76 C
510 E Foothill Blvd 510 E Foothill Blvd San Dimas 2007 15,545 88% 7,772 $18.00 B
540 E Foothill Blvd 540 E Foothill Blvd San Dimas 1987 11,386 53% 5,693 $12.35 C
San Dimas Family Care 150 W Foothill Blvd San Dimas 1991 13,000 97% 6,500 $8.44 B
900-910 W Gladstone Ave 900-910 W Gladstone Ave San Dimas 1985 6,480 83% 6,480 $21.00 C
910 W Gladstone St 910 W Gladstone St San Dimas 1985 5,040 100% 2,520 $11.88 C
San Dimas Corporate Park 955 Overland Ct San Dimas 1987 87,210 100% 43,605 $28.20 B
San Dimas Office Park / Bldg B 1136 Puente St San Dimas 7,837 0% 7,837 $23.40 B
San Dimas Professional 319 N San Dimas Ave San Dimas 1965 6,135 100% 6,135 $19.35 C
Canyon Center Office Park 1200-1270 N San Dimas Canyon Rd San Dimas 1981 25,863 71% 25,863 $12.56 B
San Dimas Office Prk / Bldg C 1155 Via Verde San Dimas 16,173 0% 8,086 $23.40 B
Via Verde Corporate Plaza-Bldg. A 140 E Via Verde San Dimas 2000 42,432 100% 21,216 $12.00 A
Via Verde Corporate Plaza-Bldg. B 160 E Via Verde San Dimas 2000 56,366 59% 28,183 $28.80 A
Via Verde Corporate Plaza-Bldg. C 180 E Via Verde San Dimas 2000 50,241 100% 25,120 $24.00 A
150 N Walnut Ave 150 N Walnut Ave San Dimas 1988 8,248 81% 8,248 $18.00 C
616 S Del Mar Ave 616 S Del Mar Ave San Gabriel 1992 4,376 90% 2,380 $17.28 C
222 E Las Tunas Dr 222 E Las Tunas Dr San Gabriel 1958 4,178 13% 4,178 $21.00 C
San Gabriel Professional Center 416 W Las Tunas Dr San Gabriel 1979 33,088 91% 11,029 $21.60 C
420 W Las Tunas Dr 420 W Las Tunas Dr San Gabriel 1987 7,302 100% 3,650 $33.00 C
201 S Mission Blvd 201 S Mission Blvd San Gabriel 1940 3,926 49% 3,926 $13.20 C
7220 Rosemead Blvd 7220 Rosemead Blvd San Gabriel 1980 12,726 100% 6,363 $20.14 C
1228 San Gabriel Blvd 1228 San Gabriel Blvd San Gabriel 2004 3,449 100% 1,959 $18.00 C
410 S San Gabriel Blvd 410 S San Gabriel Blvd San Gabriel 1987 8,466 76% 4,233 $14.17 C
501 S San Gabriel Blvd 501 S San Gabriel Blvd San Gabriel 2005 6,965 100% 3,482 $21.36 B
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1418 S San Gabriel Blvd 1418 S San Gabriel Blvd San Gabriel 2010 4,000 74% 2,000 $24.00 B
300 San Marino Ave 300 San Marino Ave San Gabriel 1957 1,555 0% 1,555 $9.60 C
San Gabriel Medical Plaza Office 207 S Santa Anita Ave San Gabriel 2004 58,249 94% 14,562 $24.00 C
506-508 W Valley Blvd 506-508 W Valley Blvd San Gabriel 2006 2,383 52% 2,708 $21.60 C
111 Walnut Grove Ave 111 Walnut Grove Ave San Gabriel 2006 4,615 61% 2,307 $18.00 C
1120 Huntington Dr 1120 Huntington Dr San Marino 1969 3,344 51% 1,672 $23.64 C
2020-2026 Huntington Dr 2020-2026 Huntington Dr San Marino 1949 8,750 47% 4,375 $23.40 C
2295-2299 Huntington Dr 2295-2299 Huntington Dr San Marino 1965 13,000 0% 6,500 $24.00 C
2300-2310 Huntington Dr 2300-2310 Huntington Dr San Marino 1948 18,882 96% 8,593 $23.40 C
The Clark Bldg 2360 Huntington Dr San Marino 1964 8,400 57% 4,200 $18.00 B
2920 Huntington Dr 2920 Huntington Dr San Marino 1980 14,665 90% 7,332 $22.20 C
St. Edmonds Professional Bldg 2975 Huntington Dr San Marino 1957 6,936 92% 3,468 $22.20 C
245 W Sierra Madre Blvd 245 W Sierra Madre Blvd Sierra Madre 1953 29,126 0% 29,126 $24.00 C
Whittier Narrows Bus Ctr 1170 Durfee Ave South El Monte 1982 15,290 75% 15,290 $16.80 B
Whittier Narrows Bus Ctr 1180 Durfee Ave South El Monte 1982 36,861 91% 18,431 $21.00 B
Golden Vista Plaza 9251 Garvey Ave South El Monte 1993 27,500 76% 13,750 $19.80 C
2424 Lee Ave 2424 Lee Ave South El Monte 1939 1,125 0% 1,125 $11.76 C
9822 Las Tunas Dr 9822 Las Tunas Dr Temple City 1942 2,654 59% 2,654 $15.60 C
5546 N Rosemead Blvd 5546 N Rosemead Blvd Temple City 2000 20,000 100% 8,371 $23.88 B
4959 Santa Anita Ave 4959 Santa Anita Ave Temple City 1960 30,000 96% 30,000 $9.52 C
5811-5813 Temple City Blvd 5811-5813 Temple City Blvd Temple City 1956 2,591 61% 3,475 $18.00 C
5920 Temple City Blvd 5920 Temple City Blvd Temple City 1947 2,118 0% 2,118 $12.24 C
Walnut Valley Medical Plaza 18710 Amar Rd Walnut 1985 6,588 82% 6,588 $24.96 C
Walnut West Plaza 18800 Amar Rd Walnut 1989 146,749 92% 73,374 $16.20 B
20888 Amar Rd 20888 Amar Rd Walnut 2009 9,653 64% 4,826 $33.00 B
19811 E Colima Rd 19811 E Colima Rd Walnut 1986 33,246 100% 20,086 $23.42 B
21671 Gateway Center Dr 21671 Gateway Center Dr Walnut 2008 26,001 23% 8,667 $25.20 B
19720 E Walnut Dr 19720 E Walnut Dr Walnut 1989 16,118 93% 8,059 $15.60 C
Wells Fargo Tower 100 N Barranca West Covina 1987 215,189 86% 16,553 $31.87 A
Cameron Court /  Bldg C 1501 W Cameron Ave West Covina 1982 31,059 84% 10,353 $21.00 B
Cameron Court / Bldg D 1509 W Cameron Ave West Covina 1982 14,371 71% 7,186 $22.20 B
Cameron Court / Bldg B 1515 W Cameron Ave West Covina 1982 24,672 61% 8,224 $22.20 B
1520 W Cameron Ave 1520 W Cameron Ave West Covina 1975 34,000 87% 17,000 $17.40 B
Cameron Office Park / Bldg G 1700 W Cameron Ave West Covina 1981 7,932 51% 3,966 $19.80 C
Cameron Office Park / Bldg E 1710 W Cameron Ave West Covina 1981 7,923 70% 3,961 $19.80 C
Cameron Office Park / Bldg F 1720 W Cameron Ave West Covina 1980 7,932 74% 3,966 $19.80 C
Cameron Office Park / Bldg D 1730 W Cameron Ave West Covina 2011 12,592 0% 6,296 $19.80 B
Cameron Office Park / Bldg A 1740 W Cameron Ave West Covina 1981 4,180 65% 2,090 $19.80 C
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EXHIBIT IV-4ii

KEY COMPARABLES - OFFICE
MARKET AREA
FEBRUARY 2011

Year RBA Occupancy Avg Floor Avg Bldg.
Business Park/Building Name Address City Built (sf) Rate Size (sf) $/sf/Year Class

Cameron Office Park / Bldg C 1760 W Cameron Ave West Covina 1980 4,180 17% 4,180 $19.80 C
Washington Mutual Bank 100 N Citrus St West Covina 1975 78,978 57% 13,897 $27.00 A
West Covina Office Bldg 2934 E Garvey Ave West Covina 1980 108,186 84% 36,062 $20.71 A
Hollenbeck Office Center 2149-2155 E Garvey Ave N West Covina 1980 26,000 95% 13,000 $15.00 C
3144-3170 E Garvey Ave S 3144-3170 E Garvey Ave S West Covina 1990 20,480 94% 10,240 $17.28 C
Sunset Center 1319-1345 W Garvey Ave West Covina 1980 5,504 78% 11,980 $16.20 B
West Covina Office Plaza 1906 W Garvey Ave West Covina 1990 19,569 75% 9,785 $19.80 B
1619 W Garvey Ave N 1619 W Garvey Ave N West Covina 1982 14,400 86% 7,200 $10.20 C
City Gate 1900 W Garvey Ave S West Covina 1980 48,732 69% 16,244 $21.00 B
415 S Glendora Ave 415 S Glendora Ave West Covina 1983 12,000 75% 6,000 $19.20 C
1210-1222 S Glendora Ave 1210-1222 S Glendora Ave West Covina 1979 5,500 64% 4,874 $19.20 C
The Lakes - West Tower 1000 Lakes Dr S West Covina 1989 100,281 91% 22,500 $28.20 A
The Lakes - East Tower 1050 Lakes Dr S West Covina 1989 86,914 87% 21,729 $28.20 A
Lark Professional Building 855 N Lark Ellen Ave West Covina 1960 16,823 95% 16,823 $12.96 C
Merced Medical Bldg 1433 W Merced Ave West Covina 1963 23,672 87% 7,891 $15.00 B
101 N Orange Ave 101 N Orange Ave West Covina 1979 7,176 75% 3,500 $15.00 C
Eldorado Bldg 1901 W Pacific Ave West Covina 1984 14,255 100% 7,112 $12.00 C
Sunset Parkway Mall 640 S Sunset Ave West Covina 1978 28,460 82% 17,684 $15.00 C
PPO Network Laboratories Inc. 652 S Sunset Ave West Covina 1964 8,080 43% 4,040 $16.30 C
Maxson Medical Bldg 933 S Sunset Ave West Covina 1965 28,934 98% 9,644 $24.60 B
1135 S Sunset Ave 1135 S Sunset Ave West Covina 1985 40,000 100% 10,000 $27.60 B
Nogales Medical Plaza 2707 E Valley Blvd West Covina 2008 72,000 96% 24,000 $15.00 A
1104 Wescove Pl 1104 Wescove Pl West Covina 1989 9,757 90% 2,672 $15.00 B

Average: 1978 23,350 77% 10,631 $22.08

Source: Costar
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